
Borough of Freehold 
Planning Board 

Agenda No. 20-14 
December 9, 2020 

The Freehold Borough Planning Board will hold a 
Conferencing Online Meeting on Wednesday, December 9, 
at 7:00 PM in accordance with the New Jersey 
Emergency Declaration. 

Video 
2020 

State 

1. Call to order and statement of compliance. Adequate 
notice of this meeting has been provided by posting a 
copy of public meeting dates on the municipal bulletin 
board and by sending a copy to the Asbury Park Press 
and the News Transcript and filing a copy with the 
Municipal Clerk. 

2. Roll call of members and consultants. 

Mr. Kevin A. Kane, Mayor 
Mr. William Barricelli, Class IV Member 

Mr. Paul Ceppi, Class IV Member 
Mr. Michael McCabe, Class IV Member 
Mr. Garry Jackson, Class II Member 
Mr. Michael Wildermuth, IV Member 

Ms. Shealyn M.S. Crombie, Class IV 
Ms. Caridad Argote-Freyre, Class IV 

Mrs. Margaret Rogers, Class III Member 
Ms. Brianne Kozlowski, Alternate I 

Mr. Ronald D. Cucchiaro, Esq., Board Attorney 
Mr. William Wentzien, PE, Board Engineer 

3. Approval of Minutes from the Meeting of November 10, 
2 02 0. ( See Attachment I) 

4. Freehold Center Core Redevelopment Zone Resolution No. 
155-20 adopted November 16, 2020 and Introduction of 
Ordinance #2020/18 Approving and Adopting the November 
2, 2020 Amendment to the 2019 Center Core 
Rehabilitation Plan. (See Attachment II) 
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5. Application Number: PB-UV-2020-005 
Applicant Broadway Family Health Care 
Location: 13 Broadway - Block 42, Lot 10 
Zone: B-1 
Request: Use Variance & Final Site Plan 
(See Attachment III) 
Carried/continue from October 28 & November 10, 2020 

6. Adjourn. 

*All backup material in regards to the agenda can be viewed in the Land Use 

office and on our website http://www.freeholdboroughnj.gov/PB/PB agendas.html 

---;;;o "'~ , u·-- '-L-! 1c aJ 1£-;,0 
Dominica R. Napolfuno 
Planning Board Secretary 
December 4, 2020 



ATTACHMENT I 



MONTHLY MEETING 

FREEHOLD BOROUGH PLANNING BOARD 

MINUTES OF NOVEMBER 10, 2020 

The monthly meeting of the Freehold Borough Planning Board was held on Tuesday, November 10, 2020 at 7:00 
p.m. remotely in accordance with the New Jersey State Emergency Declaration. 

Chairman Barricelli stated that this meeting was provided in accordance with the Open Public Meeting Act, by 
providing a copy of the agenda to the official newspaper and posting same on the official bulletin board of the 
Municipal Building. 

ROLL CALL 
PRESENT 
PRESENT 
ABSENT 
PRESENT 
PRESENT 
PRESENT 
PRESENT 
ABSENT 
PRESENT 

Mr. William Barricelli 
Mr. Paul Ceppi 
Mr. Michael McCabe 
Mr. Michael Wildermuth 
Mr. Gany Jackson 
Ms. Shealyn M.S. Crombie 
Ms. Caridad Argote-Freyre 
Councilwoman Margaret Rogers 
Ms. Brianne Kozlowski 

Mr. Barricelli read Item No. 3 on the Agenda as follows: 

Approval of Minutes from Planning Board Meeting October 28, 2020 

Mr. Wildermuth made a motion to approve the minutes, Ms. Crombie seconded. 

Yes 
No 
Abstain 
Absent 

7 Barricelli, Ceppi, Wildermuth, Jackson, Crombie, Argot-Freyre and Kozlowski 
0 
0 
2 McCabe & Councilwoman Rogers 

Mr. Barricelli read Item No. 4 on the Agenda as follows: 

Application Number: PB-UV-2020-005 
Applicant: Broadway Family Health Care/ 13 Broadway Realty LLC 
Location: 13 Broadway - Block 42 Lots 10 - Zone: B-1 
Request: Use Variance & Prelimina1y and Final Site Plan 
Carried from October 28, 2020 

Vincent E. Halleran Jr., Esq -representing applicant, 13 Broadway Realty LLC / Broadway Family Health Care; I 
have had a conversation with Ron Cucchiaro, Esq Board Attorney and the applicants engineer needs more time to 
get some items s01ted out; we are asking to cany this to the next meeting date; 

Mr. Barricelli - Mr. Miller is this appropriate; 

John P. Miller, Esq. - it is the applicants right to request the application be carried, therefore, Application PB
UV-2020-005 Applicant is Broadway Family Health Care, scheduled to be heard this evening, will be carried to 
the Boards next meeting Wednesday, December 9, 2020 at 7:00pm which will be a remote meeting all documents 
will be on the towns website for review; additional document submitted 48 hours in advance; no fmther notice to 
prope1ty owners; if you are a member of the public and received a written notice for this matter, you will not 
receive another notice, this is your notice that this application is being carried to the next meeting date; if anyone 



should wish to review the documents or any pat1 of the application, they can view on-line and also contact 
Dominica Napolitano to inspect the application and any documents therein; 

Mr. Barricelli - thank you; 

Mr. Ba1Ticelli - Brianne, anything with HPC we should know about; 

Ms. Kozlowski - spoke with Dominica earlier about reviewing applications prior to use approval; it 
doesn't make sense for HPC to approve prior; better process for everyone if HPC is not involved until 
the use is established; at our last meeting we approved, made recommendations for aluminum coated 
ramp rather than plastic, not only in terms of design but in strength, powder coated will survive better 
over time than PVC; we spoke about windows, but it will be a separate application, if approved by 
Board, they will need to go back to HPC for windows; Greg Clark suggested repair rather than replace; 
to be clear to the Planning Board knows, we will most always suggest that, that is better for 
preservation; it is not specific to this application; depending on how this application moves forward, we 
are in a unique position to understand the design intent of the Center Core Rehab standards, this building 
is in the historic district and has been stripped of most architectural detail over the last century, this is an 
opportunity to reinstate and ask for design intent; this is a suggestions and not something the HPC has 
recommended at this point; 

Mr. Barricelli - Dominica anything; 

Ms. Napolitano- nothing; 

Mr. Barricelli - any board members have comments or motion to adjourn; 

Mr. Jackson made a motion to adjourn; seconded by Ms. Crombie; 

All in favor; Aye (all)- Nay (none) 

Mr. Barricelli - thank you all for coming tonight. 

Meeting adjourned at 7: 11 PM. 

Respectfully submitted, 

Dominica R. Napolitano 
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ATTACHME T II 



OFFERED BY: Hoger:s SECONDED BY: Reich 
AYE NAY ABSENT ABSTAIN AYE NAY ABSENT ABSTAIN 

DI BENEDETTO X ROGERS X 
JORDAN X SCHNURR X 
REICH i SHUTZER X 

I, TRACI L. DiBENEDETTO, CLERK OF THE BOROUGH OF FREEHOLD, DO HEREBY CERTIFY THAT THE FOLLOWING 
RESOLUTION WAS ADOPTED BY THE MAYOR AND COUNCIL OF THE BOROUGH OF FREEHOLD AT THE REGULAR 
MEETING HELD: NOVEMBER 16, 2020. 

Resolution No. 1 55-"20 
Agenda. NO: 20/2020 

RESOLUTION OF MAYOR AND COUNCIL OF THE BOROUGH OF-FREEHOLD 
ACTING AS REDEVELOPMENT ENTITY FOR THE f="REEHOLD CENTER CORE 

REDEVELOPM~NTZONE 
RE: APPUCATION OF AUTO PRO 

.BLOCK 62, LOT 23.01 8124 

WHEREAS, The site is known as Block 62, Lots 23.01 & 24. Lot 23.01 faces 

and abuts the Market Yard Parking Lot. Lot 24 fronts on.Hudson Street, and the rear 

abuts the Market Yard Parking Lot. 

WHEREAS, Lots 23.01 & 24 are located within the 8-2 General Commercial 

Zone, and the Freehold Genter Historic District Area. Lot 23.01 is also located within 

the 2019 Center Core Rehabilitation Plan Area, Downtown Zone. Lot 24 is also located 

within the 2019 Center Core Rehabilitation Plan Area, Neighborhood Zone, Secondary 

Frontage. 

WHEREAS, Applicant proposes to expand the building footprint on Lot 23.01 by 

providing an additional 6,623 s.f. The additional building area will utilize the current 

open area on Lot 23.01. This will result in an overall proposed building footprint of 

11,043 s.f.; and 

WHEREAS, Applicant proposes to subdivide Lot 24 into two lots. The proposed 

subdivision line wilf line up with the rear lot line of Lot 23.01. The portion of Lot 24 

directly adjacent t6 Lot 23.01 will contain 4,500 s.f., and is labeled as proposed Lot 

24.02. The remaining portion of Lot 24 will contain 6,500 s.f., fronting ori Hudson 



Street, ~ontaining the existing dwelling, and labeled as proposed Lot 24.01 .; ·and 

WHEREAS, proposed Lot 24.02 will be developed into a paved parking area with 

the garage to be removed. 

WHEREAS, the governing body has reviewed the testimony exh.ibits and expert 

reports and made the following findings of fact and law: 

1. Lots 23.01 & 24 are located within the 8-2 General C0mmercial Zo~e,_ and. t_~e 

Freehold Center Historic District Area. Lot 23.01 is also located within the 2019 Center 

Core Rehabilitation Plan Area, Downtown Zone. Lot 24 is also located within the 2019 

Center Core Rehabilitation Plan Area, Neighborhood Zone, Secondary Frontage. 

2. The Applicant STIPULATED that if approved, Lots 23.01 ahd new lot 24.02 

would be consolidated. 

3. The proposal will affect public facilities as follows: 
a. Removal of four (4) existing public parking spaces within the Market Yard 

Parking Lot. 
b. Provide six (6) parking spaces on Lot 24.02 as public parking spaces off the 

Market Yard Parking Lot. 
c. Propose one (1) parking space for private use by the applicant as employee 

parking, within the Market Yard Parking Lot. 
d. Connect a proposed storm line into an existing storm inlet within the Market 

Yard Parking Lot (Easement would be required). 

4. Auto rel.ated uses are permitted with _conditions in the Downtown Zone 

(applicable to Lot 23.01). 'Preexisting auto-related uses are permitted in the downtown 

zone on secondary frontages only. Such uses may be renovated, provided the existing 

use is not expanded niore than 20% of the (footprint or FAR).' Tbe _al,!to use_building on_ 

Lot 23.01 and t·he parking lot on Lot 24.02 do not have frontages on a public street. FOr 

point of information, Hudson Street is clas·sified as Secondary Frontage. The existing 

building is proposed to expand by some 150%, 

5. Auto related uses are NOT permitted in the Neighborhood Zone (applicable to 



proposed lot 24.02). 

6. Applicant introduced the following: 

A~1 Preliminary and Final Minor Site Plan Block 62, Lots 23.01 & 24, 

Borough of Freehold, New Jersey', prepared by KBA Engineering Services, LLC, 

consisting of four (4) sheets. Sheet 1 dated February 14, 2018, revised to June 22, 

2018. Sheets 2 & 4 dated February 14, 2018. Sheet 3 datl3d February 14, 2018, 

revised to Septe_mber 10, 2019. 

A-2 Final Minor Subdivision Plat, prepared for Lot ~4, Block 62, situated 

in the Borough of Freehold, Monmouth County, NJ', prepared by Clearpoint Services, 

LLC, consisting of one (1) sheet, dated January 17, 2020. 

A-3 Architectural Plans, c_onsisting of 3 pages prepared by Bach & Clark, 

dated 4-16-18. 

7. Applicant's engineer Joseph Kociubo testifi~d and explained the proposal. He 

stated that after subdivision, the remainder of lot 24 would be non-compliant in lot 

coverage and lot square feet. 

8. Applicant STIPULATED that the existing garage on Lot 24 will be removed. 

9. The auto body repair shop as proposed will be deficient by 6 parking spaces. 

The Applicant would be required to make a contribution to the Borough Municipal 

Parking Capital Improvement Fund. 

10. Applicant will be required to request a determination from the Historic 

Preservation Advisory Commission a determination as to whether the proposed 

structures are "Key", "Contributing", or "Non-contributing" as defined in the ordinance. 

11. Several bulk variances will be required for this Application. The proposed 

site work will require application to the Freehold Borough Planning Board. The 

proposed subdivision will require application to the Freehold Borough Planning Board. 

Variances, waivers-or deviations ftqJn bulk standards-and tjesign criteria as outli~ed in 

the 2019CCRP will require the granting of the appropriate approvals from the Planning 

Board. 



12. The Planning Board may not grant variances for use and other standards 

governed by N.J.S.A.40:55D-?Od. Any relief from standards otherwise governed by 

N.J.S.A.40:55D-?Od shall require that this Rehabilitation Plan be amended. The 

proposed expansion arises to a use variance, expansion of a nonconforming use, both 

because the expansion is over 20%> and a portion of the property is in the Neighborhood 

Zone. 

13'. The Redevelopment Entity members discussed tha! the use has been 

present in its location for many, many years. Members were of the opinion that the 

proposed expansion and improvements wo·uld be a benefit to the Market Yard and 

would have no negative impact. 

14. It is-the recommend?tion that the 2019 Core Redevelopment Plan to remove 

the proposed new lot 24.02 from the Neighborhood Zone and make the line of 

demarcation to continue along the existing rear line of lot 23.01. 

15. It .is the further re.commendation that the limitation of 20% expansion to an 

existing auto related use be deleted or increased. 

NOW, THEREFORE BE IT Rf:SOLVED by the Mayor and Council, acting as the 

Redevelopment Entity, that it recommends amendment to Section 3.a.2 of the 2019 

Core Redevelopment Plan which states:" .. _.Such uses may be renovated, provided the 

existing use is not expanded more than 20% of the (footprint or FAR) .... " To allow for a 

greater percentage of expansion. Council refers th1s to its Planner for proposed new 

language. 

BE IT FURTHER RESOLVED that the Borough Planner review the boundary line 

for the Neighborhood Zone and recommend a revised boundary line which would be 

consistent with the Downtown Zone lines. 

BE IT FURTHER RESOLVED that the Clerk provide a certified copy of this 

•• Resolution to the Applicant, Applicant's attomey-, 13prough Engineer; zoning officer and 

Borough Planner. 



BOROUGH OF FREEHOLD 
COUNTY OF MONMOUTH 
ORDINANCE #2020/18 

APPROVING AND ADOPTING THE NOVEMBER 2, 2020 AMENDMENT TO 
THE 2019 CENTER CORE REHABILITATION PLAN IN THE BOROUGH OF 

FREEHOLD, 
COUNTY OF MONMOUTH AND STATE OF NEW JERSEY 

WHEREAS, by Resolutions adopted on October 7, 2019 and 

November 4, 2019, the Governing Body declared that certain 

properties in the Center Core Area met the statutory 

criteria for designation as an "Area in Need of 

Rehabilitation" as defined in the Local Redevelopment and 

Housing Law and directed Pennoni, Group Melvin Division to 

prepare a new rehabilitation plan; and 

WHEREAS, the governing body engaged the services 

Pennoni, Group Melvin Division to prepare a new 

rehabilitation plan for the Center Core Area; and 

WHEREAS, Pennoni prepared the 2019 Center Core 

Rehabilitation Plan; and 

WHEREAS, the Plan was adopted by the governing body on 

December 16, 2019; and 

WHEREAS, since its adoption, the governing body has 

become aware of several areas that needed review and 

possible revision; and 

WHEREAS, by Resolution No. 155-20 approved on November 

16, 2020, the governing body recommended certain revisions 

to the 2019 Core Rehabilitation Plan; and 

WHEREAS, the Borough Planner, Pennoni, Group Melvin 

Division, prepared the recommended amendments, and codified 

same in the Document entitled "November 2, 2020 Amendment 

to Document 2019 Core Center Core Rehabilitation Plan"; and 

C:\msword\borough\ordinance\approve freehold center core plan.doc - 12/4/2020 1 



WHEREAS, the governing body has reviewed same and 

agrees with the amendments. 

NOW, THEREFORE, BE IT ORDAINED by the Mayor and council of 

the Borough of Freehold that: 

Section I 

It is hereby found and determined that the 

aforementioned Amendment to the 2019 Center Core 

Rehabilitation Plan gives due consideration to providing 

appropriate allowable and achievable uses of the area for 

neighborhood improvement, with special consideration for 

the health, safety and welfare of the residents of the area 

and of the Borough of Freehold and taking into 

consideration the complexion of the Freehold Center Core 

and its mix of commercial activity and community 

interaction. 

Section II 

It is hereby found and determined that the 

aforementioned Amendment to the 2019 Center Core 

Rehabilitation Plan will afford maximum practical 

opportunity consistent with the sound needs of the locality 

as a whole, for the redevelopment of the area. 

Section III 

The uNovember 2, 2020 Amendment to Document 2019 Core 

Center Core Rehabilitation Plan" is in conformity with the 

Local Redevelopment and Housing Law of New Jersey (N.J.S.A. 

C:\msword\borough\ordinance\approve freehold center core plan.doc - 12/4/2020 2 



40A:12A-1 et. seq.), which allows a municipality to 

designate an "Area in Need of Rehabilitation" and create a 

Redevelopment Plan to govern the Rehabilitation Area which 

plan may include area, bulk, design, or other development 

standards meant to revitalize the area in a way consistent 

with the municipal goals and objectives identified in the 

Master Plan. 

Section IV 

The "November 2, 2020 Amendment to Document 2019 Core 

Center Core Rehabilitation Plan" expands the permitted uses 

of the existing zone and incorporates smart growth 

principals to make the property more attractive to private 

and private/public investment 

Section v 

The Redevelopment Plan for the area entitled 

"2019 Center Core Rehabilitation Plan" prepared by Pennoni, 

Group Melvin Division, dated December 16, 2019, having been 

duly reviewed and considered, is hereby approved and 

adopted, and the Borough Clerk is hereby directed to file a 

copy of the "November 2, 2020 Amendment to Document 2019 

Core Center Core Rehabilitation Plan" with the Meeting 

Minutes and to keep a copy on file in the Office of the 

Borough Clerk. 

Section VI 

C:\msword\borough\ordinance\approve freehold center core plan.doc - 12/4/2020 3 



If any part of this Ordinance shall be deemed invalid 

such part shall be deemed severable and the invalidity 

thereof shall not effect the remaining part of 

Ordinance. 

Section VII 

Any Ordinance or portions thereof which are 

inconsistent with the provisions of this Ordinance are 

hereby repealed and superseded. 

Section VII 

This Ordinance shall take effect upon final 

passage and publication in accordance with Law. 

C:\msword\borough\ordinance\approve freehold center core plan.doc - 12/4/2020 
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INTRODUCTION » BACKGROUND 

Figure 1: Downtown Freehold Boundary with Block and Lot Numbers 
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LAND USES» PERMITTED AND CONDITIONAL USES 

Figure 2: Frontage Types 
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LAND USES» PERMITTED ACCESSORY USES 

1. Permitted and Conditional Uses Zone 

Downtown Neighborhood 

Public and Semi-public uses 

0 Government/ Institutional/ Civic uses p p 

p Public and semi-public open spaces p p 

Q Schools NP p 

R Houses of worship NP p 

s Parking garages p NP 

P = Permitted j NP= Not Permitted j C = Permitted with Conditions 

2. Preexisting auto-related uses are permitted in the downtown zone on secondary frontages only. Such uses may be 

renovated, provided the existing use is not expanded more than 150% of the (footprint or FAR). 

3.d. PERMITTED ACCESSORY USES 

1. Accessory Uses Zone 

Uses Downtown Neighborhood 

A Off-street parking facilities p p 

8 Trash enclosures p p 

C Mailboxes, Drop-boxes p p 

D Sidewalk cafes p NP 

Fitness centers,commercial p p 

P = Permitted j NP= Not Permitted j C = Permitted with Conditions 

2. Home occupations are permitted in all districts within a permitted principal buildings, above private garages, or in 

freestanding garage or storage structures. There is a limit of one home office per principal dwelling units. 

3.b. PROHIBITED USES 

1. All uses not explicitly permitted are prohibited, including, but not limited to: 

A. Check Cashing businesses 

B. Massage Parlors 

C. Kennels 

D. Uses requiring storage or display of goods outside a fully enclosed building 

E. Lumberyards 

F. Sexually oriented businesses 

SECTION 3.B. I 13 
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BOROUGH OF FREEHOLD 
51 WEST MAIN STREET 

FREEHOLD, NEW JERSEY 07728 

LAND USE DEPARTMENT APPLICATION CHECKLIST 

Applicant's ~ame': Broadway Family Heal th Care 
\ 

Trade Name: ✓ 13 Broadway Realty LLC 

Applicant's Ad~ress:33 Ferry Street, South River,NJ 08882 

Block:· 42 Lot: 10 
II 

Name of :Project:Broadway Family Health 
Care -----------~----~------
The following must be submit:ted in order for your application to be deemed complete. 

ITEMS ·-ro BE SUBMITTED PLANS WAIVER PLANS WAIVER 
COMPLY N/A ~EQUESTED COMPLY N/A REQUESTED 

1 . .1\pplication for Zoning Certificate 
br Building Permit Denial from 
Zoning Officer 

2. Application for· Planning Board 

3. Site Plan Application 

4. Site Plan (only folded plans 
will be accepted) . *· 

5. Si.te Plan Iietail Cl).ecklist -
·completed 

6. Fee·schedule wlth W-9(Escrow 
& application fees must be 
in sepa~ate checks). 

7. Tax; Certificat;ipn 

a . ·Photograph of Existing 
Conditions 

X 

X 

X 

X 

x 

X 

X 

X 

✓ 
v 
v 
~ 

v 

v 
~ ·. v 

✓ 
9 , Affidavit of Service 
---------,.----,---~ITTus~mT _________ R_r_m_«_·_r_w_b _______ _ 
10. Exhibit List V 
_________________ __.x·........,----------~------------~--
·1:1, List o.f Professionals . ,,,,..-

To Testify v 
-~----------------x--------------------....,.,.------
12. Signed·Checklist V 

X 

Eig~teen {18} complete packages of the 
Use Off;j.ce to be considered complete. 
(12) copies 11 x 17". 

09-14-2020 ~-If~ ry{/ 

in:l:0J:1T1ation must be delivered to the i,a]ld 
ovide s:l.x (6) copies 24 x ~6", and tw~;I.ve 

.Date or Agent 

To Be Comp1eted by Borough: 

Date: 1--ir~ Jt>d o Checked By: 
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BOROUGH OF FREEHOLD 
51 WEST MAIN STREET 

FREEHOLD, NEW JERSEY 07728 

LAND USE DEPARTMENT APPLICATION CHECKLIST 

Applicant's 

Trade Name: 

\me: Broadway Family Health 

✓ 13 Broadway Realty LLC 

Care 

Applicant's Address:33 Ferry Street, South River,NJ 08882 

Block: 42 Lot: 10 Zone: B-1 

Name of Project: Broadway Family Health 
Care ------------------------

The following must be submitted in order for your application to be deemed complete. 
ITEMS TO BE SUBMITTED PLANS WAIVER PLANS WAIVER 

COMPLY N/A REQUESTED COMPLY N/A REQUESTED 

1. Application for Zoning Certificate 
or Building Permit Denial from 
Zoning Officer 

2. Application for Planning Board 

3. Site Plan Application 

4. Site Plan (only folded plans 
will be accepted). * 

5. Site Plan Detail Checklist -
Completed 

6. Fee Schedule with W-9(Escrow 
& application fees must be 
in separate checks). 

7. Tax Certification 

8. Photograph of Existing 
Conditions 

9. Affidavit of Service 

X 

X 

X 

X 

X 

X 

X 

X 

WILL SUBMIT 
10. Exhibit List 

X 
11. List of Professionals 

To Testify 
X 

12. Signed Checklist 
X 

Eighteen (18) complete packages of the 
Use Office to be considered complete. 
(12) copies 11 x 17". 

". n--d 09-14-2020_----f-t--~(f.~----
Date 

To Be Completed by Borough: 

Date: 

information must be delivered to the Land 
ovide six (6) copies 24 x 36", and twelve 

cant or Agent 

Checked By: 



BOROUGH OF FREEHOLD 
51 WEST MAIN STREET 

FREEHOLD, NEW JERSEY 07728 

LAND USE DEPARTMENT 
PLANNING BOARD APPLICATION FORM 

Pleaee note: Thie application, with supporting documentation, must be filed 
with the Administrative Officer of the Land Use Department for review at 
leaet thirty (30) daye prior to the meeting at which the application is to be 
considered. 

To Be Completed By Dorough Staff Only. 

Date Filed: 9 · \~. n!~JD 
Planning Board: 
Scheduled for Completeness: 
Scheduled for Hearing: 

1. SUBJECT PROPERTY (ATTACH PHOTO) 1 

Location: 13 Broadway, Freehold 

Application No. AA {J V • ,2tJ,,20-~ 0 
Application Fee: 89,J, t0 

Tax Map: Page _____ Block 42 Lot 10 
Dimensions: Frontage 81 Depth 200 Total Area 16,200 sq. ft, 

2. APPLICANT: 

Name: Broadway Family Health Care· 
Corporate Name: 13 Broadway Realty LLC 
Address: 33 Ferry St. South River, N.J. 08882 
Telephone 732-858-5882 

Applicant is a Limited Liability Company 

Note: If the applicant is a corporation or limited liability company, 
the applicant must be represented by an attorney. 



~-----------! 13. DISCLOSURE STATE....-'""NT: 

Pursuant to N.J.S. 40:SSD-48.1, the names and addresses of all persons 
owning 10% of the stock in a corporate applicant or 10% interest in 
any partnership applicant must be disclosed. In accordance with 
N.J.S.40A:55D-48.2, that disclosure requirement applies to any 
corporation or partnership which owns more than 10% interest in the 
applicant followed up the chain of ownership until the names and 
addresses of the non-corporate stockholders and partners exceeding 10% 
ownership criterion have been disclosed. 

NAME ADDRESS INTEREST 
Mark Vaysberg 33 Ferry St. South River, NJ 
08882 

4. If the Owner (s) is other than the applicant, provide the following 
information on the Owner(s): 

Owner's Name: 

Address: 

Telephone No. : 

If the owner of any portion of the subject premises is other than the 
applicant, you must have the owner consent to the application by signing 
Paragraph 27 below. 

5. PROPERTY INFORMATION: 

Restrictions, covenants, 
proposed on the property: 

Yes (Attach copies) 

easements, Association by-laws, existing or 

No X Proposed N/A 

Note: All deed restrictions, covenants, easements, Association by- laws, 
existing and proposed must be submitted for review and must be written in 
easily understandable English in order to be approved. 

Present use of property: vacant 



6. 

7. 

8. 

Applicant's At~ _·ney: 

Address: 
Vincent E. Halleran Jr.l. ~sq. 
56 West Main Street 
Freehold, NJ 07728 

Telephone No.: 732-462-0800 Fax No.: 732-431-3561 email-vhalleran((v,hotmail.com 

Applicant's Engineer: Robert Sive 

Address: 958 Adelphia Rd. P.O. Box 249 Adelphia, N.J. 07710 

Telephone No. 732-625-7919 ---- Fax No.: --------

Applicant's Planner: Robert Sive 
Address: 958 Adelphia Rd. P.O. Box 249 Adelphia, N.J. 07710 

Telephone No.: 732-625-7919 ---- Fax No: --------

9. Applicant's Traffic Engineer: 

Address: 

Telephone No. Fax No. --------

10. List any other expert who will submit a report or who will testify for the Applicant. Attach 
additional sheets as may be necessary: 

Name: Greg Clark 

Field of Expe1tise: Architect 

Address: 10 Zellers Road, Long Valley, NJ 07853 
Telephone No.: 732-462-9522 Fax No.: 732-939-2116 

11. Applicant represents a request for the following: 

SUBDIVISION: NIA 

Minor Subdivision Approval: Do you have knowledge of any previous sub
division applications affecting any portion of the subject premises? 

Yes No 

Total area of Tract: 

Area of each proposed lot: 

Subdivision Approval (Preliminary): 

Total area of tract: 



SITE PLAN: 

_x_ 

Total Area of Tract which is being subdivided: _________ _ 

Are there any current or contemplated easements or restrictions that affect or 
will affect any portion of the premises? If so, desc1ibe and attach copies of 
same. 

Subdivision Approval (Final): 

Date of Preliminary Approval: 

Number of Lots Proposed for Final Approval: __________ _ 

Does the final plat conform exactly to the preliminary plat in all details and 
areas covered? Yes: No: If not, indicate material 
changes or incongmities. If necessary, attach additional pages. 

List all maps and other materials accompanying this applicntion: 

Preliminary Site Plan Approval (Phases, if applicable _) 

Final Site Plan Approval (Phases, if applicable_). 

Amendment or Revision to an Approved Site Plan: 

Area to be disturbed: 

Total number of dwelling units: 0 

Request for waiver from Site Pinn Review and Approval. Reason for 
request: 



X 

NOTE: 

Informal Review (Planning Board only). 
Appeal Decision of an Administrative officer, 
(N.J.S.40:55D-70a.) 

Map or Ordinance Interpretation of Special Question, 
(N.J.S.40:55D-70b). 

variance Relief - Hardship (N.J.S.40:55D-70c(l). 
Variance Relief - Substantial Benefit (N.J.S.40:55D-

70c (2). 
Variance Relief - Use (N.J.S.40:55D-70D). 
Conditional Use Approval (N.J.S.40:55D-67). 
Direct issuance of a permit for a structure in bed 
of a mapped area, public drainage way or flood 

control basin (N.J.S.40:55D-34). 

Appeals of decisions of Administrative Officers, use 
variances, and the direct issuance of permits are 
all matters to be heard by the Zoning Board of 
Adjustments only. 

12. Section(s) of Ordinance from which a variance is requested: 

B- 1 Zone Variance requested from 18-36-010 and 18-36-020 
Health Care Facility not an approved use. 

13. Waivers Requested of Development Standards and/or Submission 
Requirements (attach additional pages as needed): 

14. Attach a copy of the Notice to appear in the Asbury Park 
Press, the Borough's official newspaper, and to be mailed to the 
owners of all real property, as shown on the current tax duplicate, 
located within the State and within 200 ft. in all directions of 
the property which is the subject of this application. The Notice 
must specify the sections of the Ordinance from which relief is 
sought, if applicable. The publication and service on the affected 
owners must be accomplished at least ten (10) days prior to the 
date scheduled by the Administrative Officer for the hearing. An 
affidavit of service on all property owners and an affidavit of 



publication must(_~ filed before the applicat( .1 will be complete 
and the hearing can proceed. 

15. Explain in detail the exact nature of the application and the 
changes to be made at the premises, including the proposed use of 
the premises. (Attach pages as needed): 

16. Is a public water line available? 

17. Is a public sanitary sewer available? 

18. Does the application propose a well? 

Does the application propose a septic system? 

19. Have any proposed new lots been reviewed with 
the Tax Assessor to determine appropriate lot 
and block numbers? 

20. Are any off-tract improvements required 
or proposed? 

21. Is the subdivision to be filed by deed or plat? 

x Yes 

x Yes 

X No 

X No 

x N/A 

X No 

x N/A 

22. What form of security does the applicant propose to provide as 
performance and maintenance guarantees? 

_Any Escrow required 

23. Other approvals which may be required & date plans submitted: 

AGENCY 

Manasquan Regional Sewer Authority 

Monmouth County Health Dept. 

Monmouth County Planning Bd. 

Freehold Soil Conservation District 

NJ Dept. of Environmental Protection 

Sewer Extension Permit 
Sanitary Sewer Connection Permit 
Stream Encroachment Permit 
Wetlands Permit 
Potable Water Construction Permit 
Other (Please note.) 

YES NO 

X 

X 

X 

X 

X 

X 
X 
X 
X 
X 
X 

DATE 
PLANS SUBMITTED 



24. Corti!:ication from t:he Tax Collector that: all t:rutoFJ due on the 
subject proport:y hnve been paid. 

25. L:l.et of Maps, Reports, and othQ:t: materials accompanying the 
applicntion. (Attach nddit:lonnl pages as required for complete 
listing). 

QUANTI'l'Y DllSCRXPTXON OF ~Tim 

_10 

10 

Var:l.nnce/ minor site plim •• ' , 
Robert Sive 

I by: . ' ' I ',~\-, •• •• I 

Architectural plan! t·y, G-feg ,Clark • 
----------------------------'-''-"c....·"··.; {_•I',· 

26, I certify that the foregoing statements and the materials 
submitted are true. I further certify that I am the individual 
applicant, or I am an officer of the corporate applicant, and that I 
am authorized to sign the application for the corporation, or that I 
am a general partner of the partnership applicant. 

Please note: I£ the applicant is a corporation, an authorized 
corporate officer must sign this section. If applicant 1s a 
partnership, a general partner must sign this section. 

ubsaribed before me 
day of September, 2020 

IiIC .' i. 
,n .•,,. (·' I , • 1{_ 

27. :t certi~y~~lowner of the property which ia the subject 
of thiMIW£'iE."11c!, L • ave authorized the applicant to make this 
applicati.,Q}il,A ee to be bound by the application, the 
represent$W&~~. ~ decision in the same matter as if I were the 
applicant. 

Please note, If the applicant is a corporation, an authorized corporate 
officer must sign this section. If applicant is a partnership, a general 
partner must sign this section. 

and subscribed before me 
day of September, 2020. 

LIC 

VINCENTE. HALLERAN, JR 
AN ATTORNEY AT LAW 
STATE OF NEW JERSEY 



20. I understand that the sum of ~~ has been deposited in an 
escrow account (Builder's Trust Accou t). In accordance with the 
Ordinances of the Borough of Freehold, I further understand that the 
escrow account is established to cover the cost of professional services, 
including engineering, planning, legal and other expenses associated with 
the review of submitted materials and the publication of the decision by 
the Board. Sums not utilized in the review process shall be returned. If 
additional sums are deemed necessary, I understand that r will be notified 
of the required additional amount and shall add that sum to the escrow 
account within ten (10) days. 

DATE 

• • • ••• • ._, • • • •• •••-• ,,._.,, _ _,..,.,,,..,.,. .• ,n ; ,,.,_,.,.~,..,,,._,,. • 



BOROUGH OF FREEHOLD 
51 WEST MAIN ST. 

FREEHOLD, N.J. 07728 

LAND USE DEPARTMENT SITE PLAN APPLICATION 

MAJOR ____ REQUEST FOR WAIVER 

Applicant's Name: Broadway Family Health Care 

Trade Name: 13 Broadway Realty LLC 

Applicant's Address: 33 Ferry Street, South River, NJ 0882 

Block: 42 Lot: 10 

Name of Project: Broadway FamilyrHealth Care 

Street Address: 13 Broadway, Freehold, NJ 

1. Proposed Use of Area: Health Care Facility 

2. Area of Entire Tract: 16,200 sq. feet 

3. Dimensions of Existing Structures on Lot: 

4. Parking Stalls: Number existing 8 Number proposed 8 ---

5. Total number of employees: 4 - 2 shifts - 2 per shift 

6. Number of Dwelling Units if applicable: N/A 

7. Number of Seating Facilities: 12 - 10 residents, 2 service 
8. Reason for Waiver if applicable: 

Date: Applicant or Agent: 

VINCENT E. HALLERAN, JR 
AN ATTORNEY AT LAW 
STATE OF NEW JERSEY 



BOROUGH OF FREEHOLD 
51 WEST MAIN ST. 

FREEHOLD, N.J. 07728 

LAND USE DEPARTMENT TAX CERTIFICATION 

Applicant's Name: Broadway Family Health Care 

Trade Name: 13 Broadway Realty LLC 

Applicant's Address: 33 Ferry Street, South River, NJ 00802 

Owner's Name: 13 Broadway Realty LLC 

Address: 33 Ferry Street, South River, N.J. 08882cp 

Block: 42 Lot: 10 

Physical Address: 13 Broadway 

The taxes & assessments due not including interest for the above block 
and lot are: 

QUARTER 

1. 
2. 
3. 
4. 

FOR YEAR ----

Other Municipal charges as follows: $ 

FOR YEAR ____ _ 

The Water & Sewer charges not including interest for the above block and 
lot are: 

QUARTER 

1. 
2. 

3. 
4. 

FOR YEAR FOR YEAR ____ _ 

The total amounts due as of this date for the above referenced property 
are as follows: 

TAXES: $ 
OTHER ASSESSMENTS: 
WATER & SEWER: 

TOTAL: $ 

Date: Tax Collector: 



BOROUGH OF FREEHOLD 
51 WEST MAIN ST. 

FREEHOLD N.J. 07728 

LAND USE DEPARTMENT EXHIBIT LISTING 

PROJECT NAME: BROADWAY FAMILY HEALTH CARE 

APPLICATION NUMBER: 

DATE OF HEARING: 

APPLICANT'S EXHIBITS 

EXHIBIT NO. DESCRIPTION OF EXHIBIT 
A-1 PHOTOGRAPH 
A-2 SITE PLAN 
A-3 ARCHITECTURAL PLANS 
A-4 
A-5 
A-6 
A-7 
A-8 
A-9 
A-10 
A-11 
A-12 
A-13 
A-14 

BOARD EXHIBITS 
(To be completed by the Borough) 

EXHIBIT NO. DESCRIPTION OF EXHIBIT 
B-1 
b-2 
B-3 
B-4 
B-5 
B-6 
B-7 
B-8 



BOROUGH OF FREEHOLD 
51 WEST MAIN STREET 

FREEHOLD NEW JERSEY 07728 

LAND USE DEPARTMENT APPLICATION WITNESS LIST 

PROJECT NAME: BROADWAY FAMILY HEALTH CARE 

APPLICATION NUMBER: 

DATE OF HEARING: 

1. Name: VINCENTE. HALLERAN, JR. ESQ. _______ _ 

Field of Expertise: Attorney At Law 

Address: 56 W Main Street, Freehold NJ 07728 

Telephone No: 732-462-0800 Fax No: 732-431-3561 
Email: vhalleran@hotmail.com 

2. Name: Robert Sive 

Field of Expertise: Professional Engineer 

Address: 958 Adelphia Rd( PO Box 249 Adelphia, NJ 07710 

Telephone No.: 732-625-7919 Fax No.: _______ _ 

3. Name: Robert Sive 

Field of Expertise: Planner 

Address: 958 Adelphia Rd, PO Box 249 Adelphia, NJ 07710 

Telephone No.: 732-625-7919 Fax No.: _______ _ 

4. Name: Greg Clark 

Field of Expertise: Architect 

Address: 10 Zellers Road, Long Valley, NJ 07853 

Telephone No.: 732-462-9522 Fax No: 732-939-2116 



SITE l?LI\.N CHECI(LIST - PRELIMINARY APPROVAL 

Nl\Mll OF APPLICANT, 

BLOCK: L/'J.. LOT: __ ~-------

TRADINO AS' ___JJ,_/J,GY,,.JJ'-""Y B,c, 11v, ,_L<.. 
snE ADDRRss, / ~ &-c,;J 1 "')' 1 Fr<l!.~hr> ,J 
INSTRUCTIONS, The applicant is to check off each item with which ho l1a.s 
complied. If he believea the item Ls not applicable, then he should enter 
"N.A." For thoee itema not complied with, there muot be a letter oeeking 
a wo.iver ,md the reaeone for granting the waiver, 

l. tlame, address, a.nd title of poroon preparing 
sit:e plan. 

2. Halla and address of applicant, 

2. t(al'le and .address of 01-mer of the land. 

ii, The municipal tax niap lot and block numbers 
of the lot(•• shown on the site plan and the 
tax sheet number or num.bera. 

5. Key "1ap. 

6. A date, ecale and north an·ou on each sheet 
of the site .plan. 

7. The zonln9' dlotrict or districts in which tho 
lot oi: lots are located. 

o. If the dte phn lncludeo r;ore than one sheet, 
11!!4Ch sheet ,;:hi:111 be numbered and titled. 

9. iha location of all existing uatercourses, 
wood arens, eo.sements, rlght-ot-waye, otrcets, 
roads, highwayu, freeways, railroads, canals, 
river&, buildings, otructuree, or any othor 
feature H such feature has an effect Upon the 
so.id property. 

10, Tho loc.ition of all existing and proposed 
landscaped areas and all existing trees over 
aix inch caliper, 

11, The location, u!le, finished grade level and 
ground area of each exlstJng and proposed 
building, structure, or any other land use, 
iricludlng all setback dlmendone. 

Information 
Provided 

__L_ 

12. Tha location, nameo and widthe of all existing 
and proposed atreeto (including cross sections 
and profilea) abutting the lot or lote in question L 
and 1-,ithJn 200 ~t. of eai~t, n 

.. ,. ,, \) .s 1µ1"'\ 
,,- II'-"" ·~ rci u-= 

p-,1vtd.•~ crull -{iCL.-hiJn "'".J 
pr .. ./\lc.. 6 -f' P.i<.i,S. hi:, s}rc.d 

Stoff 
Review 



DLOCK __ 1ud-cc._ LOT~'=/) __ 

ll. The location, typo and olze. of all e><isting 
and proposed curbo, oide.,c1lko, ddvewaya, 
fenceo, rt!taining wa.l ls, piu)dng opnce arena 
and tho layout thoreot and all off .. straet 
1011.dlng areao. togcthor Hith the di,Mnolons 
of a 1.1. the foregoing. 

rnt:ormatlon 
Provided 

1'l. Tho capacity of proposed oH~street parking 
areas and location of all OU-street parking 
apace• Uncluding handicapped 1paceal. .L 

15. The location and she o[ proposed loading 
bertha. 

16. The location and treatment of existing and 
propooed entrances and exit& to public righto• 
of uaya, including the posstblo utlUzatlon 
or trafCic .signals, channelization, n.cceleration/ 
deceleration lanea, additional width and any 
othor device neceuamry to tratUc ao.fety and/or
convonience. 

11. The location, si~c and nature ot all existing 
and proposed righta-of•waya, eaaement and othar 
enc:urnbrancaa which may affect the lot or lot1 
in question, and the loct1tion, she, and 
descriptlon of any land11 to be d(!dlcnted to the 
municipality or the county of Monn,outh. 

10. Description of interior traffic clrculation. 

19. The loc111tion, type, and ohe of all exterior 
lighting ot parking, loading and driveway areas. 

20. The location and identification ot propoaed 
open 1pace11, parka, or other recreation areao, 

21. The location and deaign oC buffer areas and 
acreenlng devices to be 111aintalned. 

22. Ex1ot1ng topography baaed upon lfe\f Jersey 
Geodetic control Survey datum and propOoed 
grading both t1ith a maximum of two foot 
contour levels, 

23. 'the location type .1nd ei1:e of all exhting and 
propoocd catch baelna, atorm drainage facillt:ies 
and ut1Utiea, plua all l'equircd deolgn data 
euppoi:ting the adequacy of the exiutlng or 
propooed facilicy to handle future otorm noua 
(design calculations tor a 25 year storm). 

24. Tho location of all exhting and propooed atgna 
(If oign lo non-eon!ormlng, pleaoe note herein 
lf requeut in being ~ade !or a Delign Naiver aa 
part of thle application), atandarda, utility poleo 
and their size. type or: construction, and loc:atlon 
ot water supply and aeuage dlapooal ■yet:ems. 

Adil 

_L 
L 
_L 

MIi 
L 

i:dfJ 

L 



DLOCK ~ LOT jQ__ 

Infou111tlon Sta ff 

25. The location of all axiatlng property lines 
adjoining the tract and all lines within 200 ft. 

Provided Reviou 

of the boundary l lnes of the major tract and _ ./ 
the nnme of the ouner of each property. -JL-, 

26. The location, s1-ie ond nature of the entire lot 
in questJon, and any contiguouo lots mmed by 
th& applicant, or in uhich the applicant hee 11 

direct or indirect intorest 1 even though only 
o portion of the entire property la involved 
in the aite plan for t1hich approval is oought. 

21. complete construction specif lcatlono to include 
deacription, n1aterials and ttethod o! com1truction 
for all required it11provemc:mts ohal.l be aubmitted 
with all site plan oppUcationa. A eohedulo of 
events and time sequence &hall oleo be submitted for 
all required improvamantc. A prcconatruction 
conferenca ahall ba rc.qulred prior to the construction 
oC any required irnprovomenta between the ownl!r, 
contractor and engineer, and a hall be a condlt ion / 
of any approval. _L 

20. 

29, 

JO. 

Jl, 

32. 

33, 

Preliminary architectural plano for any proposed 
buildings or 9tructures indicating typical floor 
phna, elevations, height and general dedgn or 
architectural styling. Stich plane shall include 
thC! name, address, and title of the person preparing 
the plans. 

Any other lnfotrnation required by tho Planning 
Doard or the Monmouth County Planning Board 
which ia reasonably noceaoary to ascertain 
co11pllancc with the provisiona ot 'thh chapter 
or other Fedaral, State, County or M'uniclpftl 
laws, rules or regulations. 

Site Pllln scale not sraaller than l" - so•, 11nd 
not larger than 1 .. • 10• 

Submission has baen made to the county Planning 
Board, and their con;ments/approval are attached 
to the site plan, 

The location of and disposal process Cor all 
refuse and recyclable fllatoriala. 

corapUanc:e wlth Handicap negulationa. 

34. Signature block foe- Chairperson, Secretary, 
and Dorough Engineet· and signature block 
for County Planning Board if applicable. 

PLtt.l\SE NOTE, onde.rneath the title of engineer, 
there should bl! listed "HllUam T. ffentzien, 
P,E,, ttew Jersey Llaonsc tlo. 21199•. 

35. If detetTT1ined to be a "'major., site plan, the 
names of o\fnera of re.cord of adjacent property 
tllthin 200 ft. 

.L 

.L 
L 

L 
L 



PR8PhllBD DY: DATE: 5jjJ~ 
OlnlER/1\0RlrrS /IPPRDVDD: __________ _ DI\TR: ____ _ 

R6VI6IIHD DY: 01\TS: ___ _ 

mum Of! I\PPLICJI.HT, _._13 ____ ~(-""'-'Srt=ls,=d......_t.. ='"'¥~1_,,__B,-'-'"'-""5""1""'}y'l-;r L=/.£,e=-,~---

BLOCK __ lf~:l,~--- LOT--'-""-------------

J\DDMBB1 



INSTRUCTIONS: The applicant is to estimate his required fees by filling 
in the first column. Two (2) checks should be provided with the 
application: one for application fees (Schedule A), and a second for 
escrow fees (Schedule B). Schedule A fees are non-refundable. Schedule B 
fees are used to offset the costs of professional reviews and inspections 
as pe1.,uitted by law, and any remaining balance will be refunded to the 
Applicant upon completion of the project, or the withdrawal/denial of the 
project. 

For major subdivisions and site plans, the final application and approval 
fee can be paid after preliminary approval, if desired. Inspection fees 
must be paid prior to the start of construction. 

SCHBDULll A: NON-REFUNDADLll FEES 

a. Publication of Notice of 
Any Decision 

b. List of Property Owners Within 

$ 

Fee 

50,00 

200 ft,$0.25 per name, or $10.00, 
whichever is greater. 

c. Minor Subdivision Approval: 
1. Each Informal Revie-. 

2. Application Fee 
3. Plat Review Fee 

d, Major Subdivision Approval: 
1. Each informal Review 

$ 
$ 
$ 

2. Preliminary Application Fee 

J. Final Plat Application Fee 

e. Minor Site Plan J\pprovall (Less 
than 2,000 sq. ft. of building 
area, and five or fewer parking 
spaces) 1 

1. Each Informal Review 
2. Application Fee 
3. Preliminary Review Fee 
4. Final Review Fee 

f. waiver of Site Plan Detail 
Request 

g, Major Site Plan Approval, 
(2,000 or more sq. ft. of building 
area and/or more than five 
parking spaces) : 
1. Each Informal Review 
2, Preliminary Application Fee 

100.00 
100.00 
200,00 

$ 
$ 

$ 

$ 
$ 
$ 

$ 

100,00 
100.00 + 
$200.00 per 
100.00 + 
$100.00 per 

No Fee 
100.00 
200,00 
200.00 

250.00 

$ 100.00 
$ 100.00 

3, Preliminary Approval Review Fees: 

BLOC!( 

Applicant 
Estimate 

$50 

lot 

lot 

$200 

LOTL 

Staff 
Review 



h. 

i. 

j. 

4. 
5. 

a. Resdidential - The sum of: 

I. For each new d,ielling unit 
II. For each remodeled, recon

structed, refurbished or 
rehab dwelling umit 

III. For each new or additional 
parking space: 
a. First 100 spaces 
b, Over 100 spaces 

b. Other Uses 
(The sum of each of the 
following fees if applicable) : 

I. For each full 1,000 sq.ft. 
of affected lot area (See (0) 
below): 
a. First 50,000 sq.ft. 
b. Over 50,000 sq.ft. 

II. For each full 1,000 sq. ft. 
proposed new gross floor area: 
a, First 50,000 sq. ft. 
b. Over 50,000 sq.ft. 

III. For each proposed new or 
additional parking spaces: 
a. First 100 spaces 
b. Over 100 spaces 

IV. For each 1,000 sq.ft. of 
remodeled existing gross 
floor area 

V. For each reconstructed, re
surfaced or improved existing 
paved parking space 

Final Application Fee 
Final Approval Review Fees -
fifty percent (50%) of fees for 
preliminary approval set forth 
above. 

Variances1 
1, Appeals (N.J.S.A,40:550-70a): 

a. Single family residential uses 
b. Other 

2. Interpretation of the Land Use 
Ordinance or Map (N.J.S.A.40:55D-70b) 

3. Hardship or Bulk Variance, 
(N.J,S,A,40:55D-70c): 
a. Single-family residential uses 
b, Other 

4. Use Variance (N.J.S.A,40:55D-70d) 

$ 50.00 

$ 30.00 

$ 25,00 ea. 
$ 20.00 ea. 
$ 200.00 + 

$ 10/1,000 sf 
$ 5/1,000 sf 

$ 50/1,000 sf 
$ 20/1,000 sf 

$ 20/sp 
$ 10/sp 

$ 10/1,000 Bf 

$ 10/1,000 sf 
$ 200.00 

$ 100,00 
$ 200,00 

$ 250.00 

$ 200,00 
$ 300.00 

a. Proposed single-family residential 
use $ 250,00 

b, Other Uses $ 500.00 

Conditional Uses, 

Public Hearing fee for those 
development applications requiring 
Notice of Public Hearing 

$ 500.00 

$ 100,00 

k. Change of Maet:er Plan or Zone Diotrict 
Request $ 200.00 

( 

BLOCK LOT 

$100 



1. 

J;;stimate 

nnvironmentnl Impact Statement (EIS)r 
1. Required i;;,r.s. 
2. For request of waiver of E.I.S. 

$ 500.00 
$ 200.00 

m. Revioed Plater Any proposed revisions 

n. 

to a plat, including all supporting maps 
and documents previously approved by the 
Reviewing Board which approval is still 
in effect, shall require submission of 
revised plat and payment of fees in 
accordance with the following and with 
sufficient copies of the revised plans: 
1. Additional information or changes 

requested by the Reviewing Board 
or Borough Engineer NO FJ;;E 

2. Minor changes which do not 
involve any additional building 
or parking or significant change 
in the design of the site or 
subdivision $ 50.00 

2. Changes which involve additional 
buildings or parking or a signify
cant change in the design of the 
site or subdivision, an application 
and application fee equal to one
half the fee required for the 
initial submission. 

4, A change in use and/or major 
alteration of the design concepts 
of the plat shall be considered a 
new application. 

Request for Reapproval or Extenoions of 
Time Where No Change is Required, 
1. Minor Subdivision - Reapproval 

Only 
2. Major Subdivision and site 

plans 
3. Other applications for 

development (Soil removal, etc.) 

$ 200.00 

$ 400.00 

$ 100.00 

o. Site Plan Charges Computation, 
In cases where only a portion of a 
parcel or site are to be involved in 
the proposed site plan, the charge shall 
be based upon an area extending twenty 
feet (20 ft.) outside the limits of all 
construction, including grading and 
landscaping, as well as other areas on 
the site the Borough Engineer believes 
are reasonably affected by the development 
application. The twenty feet (20 ft.) 
around the disturbed area shall not 
extend beyond the property lines. The 
Borough may still require reasonable 
improvements and upgrading to portions 
of the site not within the disturbed or 
affected area. 

BLOCK LOT 

Applicant Staff 

xx xx 



p. 

q. 

r. 

s. 

t. 

Zoning Permits, 

Sign Appeals 

Review of Salee Map 

Street Signe 

Review by Technical Review 
Committee prior to Formal 
Application 

TOTAL APPLICATION FBGS1 

Fee 

$ 50.00 

$ 100,00 

$ 450,00 

Actual Cost 

$ 100.00/session 

BLOCK LO'!' 

Applicant 
8stimate 

$ 850,00_ 

Staff 
Review 



BLOCK 42 LOT 10 ___ _ 

SCHEDULE B: ESCROW FEES 

RESIDENTIAL DEVELOPMENT: 

Minor Subdivisions 
Major Subdivisions: 

0 - 5 Units or Lots 
6 - 25 Units or Lots 
26 or More Units or Lots 

SITE PLAN APPLICATION NOT 
INVOLVING SRUCTURES, ACRES 

0 - 3 
3 + 

Site Plan Application Not 
Involving Structures -
Total Floor Plan: 

1,250 - 1,999 sq. ft. 

2,000 - 20,000 sq.ft. 
20,000+ sq. ft. 

VARIANCE - USE/BULK 

Minimum Escrow for those 
Applications not governed 
by other Escrow accounts 

Interpretations/Sign 
Applications 

Any action requiring a 
Written Resolution by the 
Reviewing Board: 

Conditional Use 

TOTAL ESCROW FEES: 

Fee 

$1,500.00 

2,500.00 
3,000.00 
7,000.00 

5,000.00 
8,000.00 

2,000.00 

4,000.00 
8,500.00 

2,500.00 

1,500.00 

1,500.00 

1,500.00 

Escrow To 
Be Posted 

$2,000.00 

$ 2,500.00 

$ 4,500.00 

Staff 
Review 

NOTE: SEPARATE CHECKS ARE NEEDED FOR APPLICATION FEE AND ESCROW FEE, 
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BOROUGH OF FREEHOLD 
51 WEST MAIN ST. 

FREEHOLD, N.J. 07728 

LAND USE DEPARTMENT T.~.X CERTIFICATION 

Applicant's Name: Broadway Family Health Care 

Trade Name: 13 Broadway Realty LLC 

Applicant's Address: 33 Ferry Street, South River, NJ 08882 

Owner's ·Name: 13 Broadway Realty LLC 

Address: 33 Ferry Street, South River, N.J. 0B882cp 

Block: 42 Lot: 10 

Physical Address: 13 Broadway 

The taxes & assessments due not including interest. for the above block 
and lot are·: 

QUARTER 

1. 
2. 
3. 
4. 

FOR YEAR ;{[)~ () FOR YEAR ____ _ 

Other Municipal charges as follows: $ ________________ _ 

The Water & Sewer charges not including interest for the above block and 
lot are: 

QUARTER 

1. 
2. 

3. 
4. 

FOR YEAR :2J~ LJ 

ri 
FOR YEAR -----

The total amounts due as of this date for the above referenced property 
are as follows: 

TAXES: 
OTHER ASSESSMENTS: 
WATER & SEWER: 

TOTAL: 

Date: 

$ -=,-af __ 
12 

Tax Collector: ---P@/ti!.l(t..... P.iJ 1 Lf=--



Dominica Napolitano, Secretary 
Borough of Freehold Planning Board 
51 West Main Street 
Freehold, NJ 07728 

RE: COMPLETENESS REVIEW 

inecrin , LLC 

BROADWAY FAMILY HEALTH CENTER-13 BROADWAY 
USE VARIAN CE AND SITE PLAN 
BLOCK 42, LOT 10 

1315.002.081 
September 28, 2020 

BOROUGH OF FREEHOLD, MONMOUTH COUNTY, NEW JERSEY 

Dear Ms. Napolitano: 

Please be advised that I am in receipt of an application and supporting materials information for 
the above entitled matter, including the following: 

1. Land Use Application Checklist, dated September 14, 2020. 

2. Planning Board Application Form, filed September 18, 2020. 

3. Zoning Denial, dated June 16, 2020. 

4. Site Plan Application, dated September 14, 2020. 

5. Site Plan Checklist, dated September 14, 2020. 

6. Plan entitled 'Variance/Minor Site Plan, Tax Lot 10, Block 42, 13 Broadway, Freehold 
Borough, Monmouth County, New Jersey', prepared by Geller Sive & Company, 
consisting of one (1) sheet, dated September 11, 2020. 

7. Architectural plans entitled 'Office Plan Alterations, Real Estate Investments, Inc., 13 
Broadway, Freehold, NJ 07728', prepared by Bach & Clark, LLC, consisting of four (4) 
sheets. Sheets EXl & EX2 are dated July 16, 2020. Sheets A-1 & A-2 are dated July 20, 
2020. • 

8. 3 photo images of existing site, black and white, print date of September 15, 2020. 

The subject of this application is ce1iain lands !mown as Block 42, Lot 10, located at 13 Broadway. 
The site is located in the B-1 Office Commercial Zone, and the Freehold Center Historic 
District Area of the Borough. The total area of the subject property is 15,954 square feet. 

922 NJ-33. Suite 3 I Freehold. NJ 07728 I Office (732)-431-1440 I www .obbinglonengineering.con, 
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Existing 
The site presently contains an existing 2 ½ story frame building, fronting on Broadway. The 
majority of the rear p01tion of the lot contains a paved parking area, with the site plan application 
f01m indicating existing parking for 8 vehicles. Access to the rear parking area is by way of a 
paved driveway off Broadway. The rear parking area also directly connects to adjacent Lot 11, to 
the south. 

The Planning Board Application indicates the building is currently vacant. The Zoning 
Application indicates the prior use as Doctor and Architect's Offices. 

The architectural plans indicate the following floor areas for the exiting building: 
l. First Floor: 1,221 sf 
2. Second Floor: 1,157 sf 
3. Basement: 920 sf 
4. Attic: 460 sf 

Proposed 
The documents indicate the following is proposed: 

l. Proposed change of use to a Residential Health Care Facility, with 8 Bedrooms. 
2. Zoning Application also indicates: 3 meals per day, dietary services, recreational activities, 

supervision of medications, supervision of and assistance to activities of daily living, and 
assistance to obtaining health services. 

3. The Site Plan Application indicates seating facilities for 12. 10 for residents, and 2 for 
service personnel. 

4. The proposed use will utilize both floors, the bas~ment and the attic. 
5. First Floor: 3 Bedrooms, 2 Bathrooms, Dining Room, Living Area, Reception. 
6. Second Floor: 5 Bedrooms, 3 Bathrooms. 
7. Basement: Kitchen, Pantry, Laundry, Storage, Utility, Mechanical. 
8. Attic: Office Area, Staff Area, 1 Bathroom. 
9. The Site Plan Application indicates 4 employees in 2 shifts, with 2 employees per shift. 

The Zoning application indicates 3 employees. 
10. Handicapped Access Ramp and Stairs to rear building access. 
11. Mill and Repave a po1tion of the rear parking area. 
12. Stripe the rear parking area to delineate a handicapped parking space and vehicle parking 

spaces. 
13. The Site Plan indicates 13 parking spaces will be provided on-site. One of which will be 

for handicapped parking. 

The applicant has requested a Use Variance and Final Site Plan Approval. 

The documents submitted have been reviewed for the purposes of determining the Administrative 
Completeness of the application pursuant to N.J.S.A. 40:55-D-10.3, The Municipal Land Use Law, 
and in accordance with Title 16 of the Code of the Borough of Freehold. 



Application Fees 
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The following fees have been posted with the Borough in accordance with Title 16 with respect to 
this matter: 

a. Application Filing Fees 

b. Escrow Deposit 

$850.00 

$4,500.00 

Administrative Completeness Determination 

As regards the Land Use Application the following is noted: 

Application Checklist Item #9: The affidavit of service will need to be addressed at the Planning 
Board hearing. 

Based upon a review of the application materials and supporting documents, it is therefore 
recommended that this matter be deemed Complete. 

A copy of the Application Checklist is included herewith for the Planning Board file. 

Should you have any questions or require additional information, please do not hesitate to contact 
our office. 

Very truly yours, 

ABBINGTON ENGINEERING, LLC 

~ 7. 911+, 
William T. Wentzien, P.E., P.P., C.M.E. 
Freehold Borough Planning Board Engineer 

c. Ronald Cucchiaro, Esq. Planning Board Attorney 



Dominica Napolitano, Secretary 
Freehold Borough Planning Board 
Borough of Freehold 
51 West Main Street 
Freehold, NJ 07728 

Abbin ton En inccrin LLC 

RE: BROADWAYFAMILYHEALTHCENTER 
ENGINEERING REVIEW 
USE VARIAN CE AND SITE PLAN 
BLOCK 42, LOT 10 

1315.002.081 
October 12, 2020 

BOROUGH OF FREEHOLD, MONMOUTH COUNTY, NEW JERSEY 

Dear Ms. Napolitano: 

Please be advised that I have reviewed the referenced application consisting of the following: 

1. Land Use Application Checklist, dated September 14, 2020. 

2. Planning Board Application Form, filed September 18, 2020. 

3. Zoning Denial, dated June 16, 2020. 

4. Site Plan Application, dated September 14, 2020. 

5. Site Plan Checklist, dated September 14, 2020. 

6. Plan entitled 'Variance/Minor Site Plan, Tax Lot 10, Block 42, 13 Broadway, Freehold 
Borough, Monmouth County, New Jersey', prepared by Geller Sive & Company, 
consisting of one (1) sheet, dated September 11, 2020. 

7. Architectural plans entitled 'Office Plan Alterations, Real Estate Investments, Inc., 13 
Broadway, Freehold, NJ 07728', prepared by Bach & Clark, LLC, consisting of four ( 4) 
sheets. Sheets EXl & EX2 are dated July 16, 2020. Sheets A-1 & A-2 are dated July 20, 
2020. 

8. 3 photo images of existing site, black and white, print date of September 15, 2020. 

The subject of this application is certain lands known as Block 42, Lot 10, located at 13 Broadway. 
The site is located in the B-1 Office Commercial Zone, and the Freehold Center Historic 
District Area of the Borough. The total area of the subject property is 15,954 square feet. 

922 NJ-33, Suite 3 I Freehold, NJ 07728 I Office (732)-431-1440 I www .abbinglanengineering.com 
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The site presently contains an existing 2 ½ story frame building, fronting on Broadway. The 
majority of the rear portion of the lot contains a paved parking area. The site plan application form 
indicates existing parking for 8 vehicles. Existing parking spaces are not striped. Access to the 
rear parking area is by way of a paved driveway off Broadway. The rear parking area also directly 
connects to adjacent Lot 11, to the south. No parking is permitted along Broadway in this area. 

The Planning Board Application indicates the building is currently vacant. The Zoning 
Application indicates the prior use as Doctor and Architect's Offices. 

The architectural plans indicate the following floor areas for the exiting building: 
1. First Floor: l ,221 sf 
2. Second Floor: 1,157 sf 
3. Basement: 920 sf 
4. Attic: 460 sf 

Total 3,658 sf 

Proposed 
The documents indicate the following is proposed: 

l. Proposed change of use to a Residential Health Care Facility, with 8 Bedrooms. 
2. Zoning Application also indicates: 3 meals per day, dietary services, recreational activities, 

supervision of medications, supervision of and assistance to activities of daily living, and 
assistance to obtaining health services. 

3. The Site Plan Application indicates seating facilities for 12. 10 for residents, and 2 for 
service personnel. 

4. The proposed use will utilize both floors, the basement and the attic. 
5. First Floor: 3 Bedrooms, 2 Bathrooms, Dining Room, Living Area, Reception. 
6. Second Floor: 5 Bedrooms, 3 Bathrooms. 
7. Basement: Kitchen, Pantry, Laundry, Storage, Utility, Mechanical. 
8. Attic: Office Area, Staff Area, l Bathroom. 
9. The Site Plan Application indicates 4 employees in 2 shifts, with 2 employees per shift. 

The Zoning application indicates 3 employees. 
10. Handicapped Access Ramp and Stairs to rear building access. 
11. Mill and Repave a portion of the rear parking area. 
12. Stripe the rear parking area to delineate a handicapped parking space and vehicle parking 

spaces. 
13. The Site Plan indicates 13 parking spaces will be provided on-site. One of which will be 

for handicapped parking. 

The applicant has requested a Use Variance and Final Site Plan Approval. 

The application materials have been reviewed for compliance with relevant ordinances and design 
standards found in The Borough of Freehold Code. Based upon my review, the following 
information is furnished to assist board members in their deliberation of this matter. 



ZONING 

1315.002.081 
October 12, 2020 

Page 3 

1. As noted in the Zoning Denial, Residential Health Care Facilities are not a permitted use 
in the B-1 Office Commercial Zone. Use Variance required. 

2. The applicant should fully describe the proposed use, and operation, of the Health Care 
Facility. As a minimum, this should include the residential use aspects, staffing and 
operational aspects of the facility. The applicant should also review with the Board 
public/visitor interaction associated with the proposed use. 

3. The applicant should provide a review of what is proposed on the site to support the 
proposed use. 

4. Regarding the Use Variance, the applicant will need to provide sufficient planning 
testimony in support of the variance. The testimony will need to address the positive 
criteria outlining whether reasons exist for granting the variance, and whether the property 
is particularly suited for the proposed use. Testimony will also be needed to address the 
negative criteria outlining how the relief could be granted without substantial detriment to 
the public good as well as testimony indicating that the variance will not substantially 
impair the intent and purpose of the zone plan and zoning ordinance. 

5. The applicant should describe the neighborhood surrounding the lot in question. This 
should include existing residential uses within the immediate neighborhood. 

6. The following is a summary of the Zoning Requirements of the B-1 Office Commercial 
Zone as related to this application. 

Item Required Existing Proposed 
Lot Area 8,000 S.F. 15,954 S.F. 15,954 S.F. 

Lot Width 80 FT 80.7 FT 80.7 FT 

Building Setback 
Front 20 FT 15.0 FT* 15.0 FT* 
Side 8 FT 20.2 FT 20.2 FT 
Rear 20FT 124.8 FT 124.8 FT 
Side-Accessory 3 FT NIA NIA 
Rear-Accessory 3 FT NIA NIA 

Lot Coverage (Impervious) 40% 74% * 74% * 

Max Building Height 35 FT 30.4 FT 30.4 FT 
3 Stories 3 Stories 3 Stories 

Existing Variance: * 



PARKING SPACES/LOADING 
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I. Per§ 18.73.01 0.A.12, for Nursing Homes or Other Institutional Uses for the Care of the Ill 
or aged, parking is to be provided at the rate of: "one parking space for every four beds, 
plus one additional parking space for every two employees and members of the staff in the 
largest working shift." 

2. The existing parking area is not striped for individual spaces. The Site Plan Application 
form indicates 8 spaces under existing conditions. 

3. The documents indicate 8 bedrooms, and 4 employees at 2 per shift, being proposed. At I 
bed per bedroom, and max. 2 employees per shift, 3 parking spaces are required. 

4. The Site Plan submitted indicates proposed st.-iping of the rear paved area, to provide 
for 13 parking spaces. One of the 13 is shown to be striped for handicapped parking. 

5. The applicant should confirm there will be only 1 bed per bedroom, and a maximum of 2 
employees per shift. 

6. With 13 parking spaces being proposed, and only 3 parking spaces required, the applicant 
should indicate how the 13 parking spaces are anticipated to be utilized. 

7. It was observed that 4 commercial vehicles, labeled for T &K Contractors, were parked 
along the rear parking area of the subject lot, within the area that is part of the proposed 13 
spaces. Also, it appeared they would be there overnight. The applicant will need to review 
with the Board the parking situation, once the proposed conditions are in place. 

8. Exclusive use of the 13 proposed parking spaces on-site, by the applicant, should be 
reviewed with the Board. 

9. General Note #7 on the Site Plan indicates 8 proposed parking spaces, where 13 are 
depicted. The applicant should clarify the apparent discrepancy. 

I 0. There are several angled parking spaces, to the left, upon entering the site from Broadway. 
The Site Plan indicates these spaces are located half on the subject lot, and half on adjacent 
Lot 1 I, to the south. These spaces are not part of the noted 13 spaces. They appear to only 
be accessed from the driveway on the subject lot. The applicant will need to review with 
the Board, the status and use of these spaces which are located on 2 separate lots. Whose 
spaces are they, cross use agreements, and maintenance should be reviewed with the Board. 

FENCING 

1. Existing fencing is located in several areas. Notably, metal fencing on the northerly side 
yard, and wooden stockade fencing along the northerly side lot line and the westerly rear 
lot line. The wooden fencing along the northerly side lot line is in a deteriorated condition, 
with p01tions fa! Jen down. 
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2. The applicant should indicate what is happening regarding existing fencing, and any 
proposed fencing. 

3. Fencing would need to comply with Chapter 18.76 of the Borough of Freehold Code. 

SIGNS 

1. The Site Plan references an existing ID Sign in the front yard. A site visit revealed only 2 
supporting posts, but no sign. The plans do not indicate anything in regard to signage. The 
applicant should indicate to the Board if any signage is being proposed. 

2. Signage would need to comply with Chapter 15.16 of the Borough of Freehold Code. 

VARIANCES 

The following determination of required variances is not deemed to be exhaustive and that 
additional variances and/or waiver relief may be required. Based upon my review of this matter, 
the following Variances from the Code of the Borough of Freehold appear to exist and should be 
considered as part of this matter: 

a. §18.36.020 Permitted Principal Use: A Residential Health Care Facility is not a 
permitted use in the 8-1 Office Commercial Zone. Use Variance required. 

b. §18.44.050 Minimum Front Yard: In the B-1 Office Commercial Zone, the 
minimum front yard is 20 feet. The building, with covered porch, is set back 15.0 
feet from the front lot line, and is in variance. We note this to be an existing condition. 

c. §18.44.050 Lot Coverage: The maximum permitted Lot Coverage in the B-1 Office 
Commercial Zone is 40%. The Site Plans indicate the lot coverage is 74%. We note 
this to be an existing condition, and no additional impervious area is proposed. 

The applicant will need to provide sufficient testimony to the Baard to address the Use Variance 
and Bulk related Variances noted above. 

SITE 

1. Per § 16.24.060.A, " ... Site plan applications which require fewer than ten (l 0) off-street 
parking spaces shall be classified as "minor site plans" pursuant to N.J.S.A. 40:55D-5 ... ". 
The proposed use requires 3 parking spaces. As such, the site plan portion of the overall 
application would be classified as a Minor Site Plan. 

2. The applicant should describe the building being utilized with this application. 
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3. The applicant should review with the Board any changes to the building exterior, existing 
access points and any changes to building access. 

4. The applicant should indicate how trash/refuse storage and collection will be 
accommodated. General Note #6 on the Site Plan references refuse storage proposed. No 
separate refuse storage area is indicated on the plans, and none was observed on-site. At 
the time of our site visit, we did observe 2 individual domestic size garbage cans sitting out 
within the area of the right rear parking spaces, which would interfere with utilization of 
the parking. Outdoor refuse storage would need to comply with Chapter 8.24 of the 
Borough of Freehold Code. 

5. The applicant should indicate how trash collection vehicles will circulate on-site. 

6. The applicant should indicate the loading and delivery needs for the proposed use. As a 
minimum, this should include the types of trucks, frequency, and times of day. 

7. The applicant should review how delivery vehicles will be accommodated and circulate 
on-site. 

8. Per § 16.24.030.A.13, " ... the minimum front or side yard required shall not be used for 
off-street parking." The parking is shown to be directly at the southerly lot line, abutting 
adjacent Lot 11. In addition, there are angled parking spaces along the southerly lot line, 
located on both the subject lot and adjacent Lot 11. A design waiver is required. 

9. The applicant should indicate how handicapped accessibility will be accommodated. The 
Site Plan, and Architectural Plans, indicates a proposed handicapped ramp with platform 
at the rear access of the building. Construction details, including railing, should be 
provided for the handicapped ramp and platform. 

10. The rear pavement area would need to be cleared of all debris and tree branches. 

11. The Site Plans indicate the existing paved area immediately behind the building to be paved 
with new full depth asphalt pavement. Also, the area covering the handicapped parking 
space, and adjacent aisle, to be milled and overlayed. And the balance of the rear asphalt 
to remain as is. 

12. It was observed that the rear asphalt area is relatively flat, with a low area near the rear of 
the building. In addition, there are several asphalt patch areas, and vegetation in asphalt 
cracks near the rear parking spaces. It is recommended that all gravelly areas, patch areas 
and areas with vegetated growth be indicated for new full depth pavement repair. It is 
fu1ther recommended, that the entire asphalt area on-site be milled and provided with a 
new asphalt top course, 2 inches thick, along with proposed grades to eliminate isolated 
low areas and ponding. 

13. It was observed that the existing concrete sidewalk along the prope1ty frontage, has one 
section as asphalt associated with a gas service, and 2 sections that have lifted due to the 
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roots of an existing tree, and cracks across the driveway section. It is recommended that 
new concrete sidewalk be provided along the property frontage. And that the final location 
be coordinated with our office, due to the presence of the street tree, and associated roots. 

14. The condition of the existing street tree root system is such that, it is suggested the applicant 
obtain the review and recommendation, regarding the existing tree and roots, from the 
Certified Tree Expert that has been previously utilized in the Borough, being Bill Brash of 
Shelterwood Forest Managers, LLC, 5 Wildwood Way, Freehold, New Jersey (732-890-
0725). 

15. Being located in the Right-of-Way of State Route 79, the situation regarding sidewalk and 
the existing street tree and roots, should be reviewed with the New Jersey Department of 
Transportation. 

HISTORIC PRESERVATION 

1. Being located within the Freehold Center Historic District Area, any proposed signage, or 
changes to the exterior of buildings, will require Historic Preservation Advisory 
Commission review, and their recommendations provided to the Planning Board. 

PARKING/CIRCULATION 

l. By scale, the plans indicate the existing driveway off Broadway is 12 feet in width. This 
would allow for safe movements in one direction only at a time. The applicant should 
review with the Board how traffic circulation patterns will be accommodated for on-site, 
including traffic control signage. The plans do not delineate control of movements on-site. 

2. The on-site paved parking area has a paved interconnection with adjacent Lot 11 to the 
south. The applicant should review with the Board the existing asphalt interconnection 
situation, and any agreements associated with the condition. 

3. To the left of the driveway upon entering the site, there are several angled parking spaces, 
oriented for use by way of entering the subject lot only. In addition, the angled spaces are 
half on the subject lot, and half on adjacent Lot 11 to the south. The applicant should 
indicate how these spaces are accommodated for, and maintained. 

4. The documents would indicate that the angled spaces noted above were not taken into 
account when providing new striped parking spaces. The applicant should discuss this 
with the Board. Limits, dimensioning, and grading, should be provided for the angled 
spaces. 

5. The Site Plan indicates that the proposed striping for the left rear parking space will go off
site onto adjacent Lot 11. The applicant should review the accommodations being made 
for this with the adjacent lot owner. 
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6. The proposed handicapped parking space and adjacent aisle should be dimensioned on the 
plans. In addition, an accessible path up to the proposed ramp should be provided, and 
dimensioned. 

7. The existing paved areas on-site are not curbed. In this regard, §16.24.030.A.15 of the 
Borough Code indicates that curbing is to be provided so that vehicles cannot drive onto 
landscape areas. The rear parking spaces have existing concrete bumper stops. ln similar 
fashion, it would be recommended that concrete bumper stops be provided for the 6 parking 
spaces along the north side, against adjacent Lots 8 & 9. Parking along the side lot line is 
currently controlled by a fence running along its length. 

The only other directly applicable area regarding curbing would be at the head of the 
diagonal parking spaces which are half located on adjacent Lot 11. Use of pavement 
edge treatment in this area should be discussed with the Board. 

The New Jersey Residential Improvement Standards (RSJS) 5:2l-4.3(a) states, "Curbs or 
curbs and gutters shall be used for drainage purposes, safety, and delineation and 
protection of pavement edge." As previously indicated the site is relatively flat, and the 
presence or non-presence of raised curbing along the westerly and northern sides would 
not affect the overall grading pattern. Providing a new top course of asphalt, as 
recommended above, should be installed to eliminate any existing undulations in grade. 

8. The applicant should indicate how emergency vehicles would circulate onsite. 

9. The applicant should provide input to the Board regarding control of movements in and 
out of the Broadway driveway. 

GRADING 

I. The existing grading is relatively flat, but generally flows in a southerly direction. A few 
areas have slight low spots. In addition, the gravel area behind the building has grades 
slightly lower than the surrounding pavement. 

2. As previously noted, it is recommended that the entire asphalt area receive a new 2 inch 
surface course, due to existing undulations in grades, patch areas, vegetative growth, and 
the low gravel area. The plans should be amended to provide final pavement grades, and 
contours, for the overall pavement top course, to eliminate the noted concerns. 

3. Sufficient additional grade elevations should be provided for an accessible path, between 
the proposed handicapped parking space and the proposed ramp, to assure compliance with 
ADA requirements. 

4. Grades along the northerly edge of pavement, indicate a low area against the fencing. The 
grades in this area should be further reviewed by the applicant to eliminate this condition. 
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5. Additional grading information should be provided for the angled parking spaces, located 
partially on the subject site, and on adjacent Lot 11. 

DRAINAGE 

I. Lot IO is indicated to contain I 5,954 sf (0.37 acres), and have 11,759 sf (0.27 acres) of 
existing impervious surface. The documents do not indicate any new additional impervious 
area being proposed. 

2. As noted above, amended grading should be reviewed by the applicant, to avoid any 
ponding conditions along the northerly side lot line. 

SANITARY 

1. The plans do not indicate sanitary sewer service. The applicant should indicate if any 
changes are required to the sanitary sewer service connection to accommodate the building 
under proposed developed conditions. 

2. Utilizing NJDEP Sanitary Sewer flow rates perN.J.A.C 7:14A-23.3, the following is noted: 

WATER 

a. Prior Use-office. l st & 2nd floor-2,378 sf@0.010 gpd/sf equates to 238 gallons 
per day average flow. A peaking factor of 4 would yield 951 gallons per day peak 
flow. 

b. Proposed Use-Health Care Facility (Site Plan General Note #7-Assisted Living). 
8 bedrooms@ 100 gpd/bedroom equates to 800 gallons per day average flow. A 
peaking factor of 4 yields 3,200 gallons per day peak flow. 

c. Capacity of the sanitary sewer service to accommodate the noted increased flow 
should be confirmed. 

1. The plans do not indicate water service. The applicant should indicate if any changes are 
required to the water service connection to accommodate the building under proposed 
developed conditions. 

LANDSCAPE 

l. The Site Plan should be amended to indicate all existing trees and vegetation areas on-site. 
Per Site Plan Checklist Item #10, trees over 6 inch caliper should be indicated. 
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2. It was observed that an existing tree is located on-site by the northerly bay window, and 
several trees along the rear portion of the northerly side lot line. 

3. Per§ 16.24.030.A.4 "Buffering shall be located around the perimeter of the site to 
minimize the effect of headlights of vehicles, noise, light from structures, the movement 
of people and vehicles and to shield activities from adjacent properties ... ". In this regard, 
the applicant should indicate the neighboring uses. Other than fencing along the 
northerly and westerly lot lines, no buffering of the onsite parking exists to neighboring 
properties, including the diagonal parking along the southerly lot line. 

4. The Site Plan does not indicate any proposed landscaping. The applicant should review 
all site landscaping with the Board. 

5. Existing vegetation in the cracks of the existing asphalt should be treated with an 
appropriate vegetation killer. 

6. One street tree exists in the approximate center of the lot frontage. Previous comments 
and recommendations regarding tree have been noted earlier in this report. 

LIGHTING 

I. No information regarding site lighting has been received by our office. A site visit revealed 
a deteriorated non-functioning light pole in the right rear corner. In addition, a flood light 
over the rear building access was observed. No other site lighting noted. 

2. A Lighting Plan should be provided to adequately provide for site lighting of the parking 
area, handicapped accessible path, driveway and pedestrian walkways. 

3. A point-by-point lighting grid plan should be provided demonstrating adequacy of lighting, 
and no light spillage onto adjacent prope11ies. 

DETAILS 

1. Details should be provided for the following: 
a. Handicapped ramp and railing 
b. Concrete sidewalk 
c. Refuse enclosure 
d. On-Site Pavement Section Detail should be revised to provide for 4 inch compacted 

thickness bituminous concrete stabilized base course. 
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1. Checklist# 10 (§ 16.24.020.C. l 0): The Site Plan should be amended to indicate the location 
for all trees over 6 inch in caliper. 

2. Checklist #12 (§ 16.24.020.C. I 2): plans to indicate "the location, names and widths of all 
existing ... streets (including cross sections and profiles) abutting ... and within 200 feet of 
the lot". The Site Plans have provided sufficient information on Broadway to allow for 
review. Our office would have no objection to the granting of a waiver from this 
requirement. 

3. Checklist #31: Applicant should provide confirmation of submission to the County 
Planning Board, or comments as may have been received. 

4. Checklist #32: The Site Plans should revised to provide location and details for a refuse 
enclosure area. 

WAIVERS 

Based upon my review of this matter, the following Waivers from the Code of the Borough of 
Freehold appear to exist and should be considered as part of the matter: 

a. §16.24.030.A.13 Parking Setback " ... the minimum front or side yard required 
shall not be used for off-street parking." The minimum side yard is 8 feet. The 
parking is shown to be directly on the northerly side lot line, abutting adjacent Lots 
8 & 9, and directly on the southerly side lot line, abutting adjacent Lot l l. A design 
waiver is required. 

b. §16.24.030.A.13 Parking Lot Curbing " ... all parking spaces shall be provided 
with curbing or the equivalent so that vehicles cannot drive onto required landscape 
areas ... " No curbing exists, nor is proposed. A design waiver is required. 

APPROVALS 

It is the applicant's responsibility to obtain all required approvals/permits from outside agencies. 
These may include, but not be limited to the following: 

1. Monmouth County Planning Board 
2. Freehold Soil Conservation District Certification (disturbance over 5,000 square feeet) 
3. NJDOT Permitting. 
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lf approved and prior to the issuance of construction permit, the applicant shall contact the 
Freehold Borough engineer to schedule a preconstruction meeting, and a schedule of re-inspections 
during the construction process. All site improvements must be inspected during construction by 
the Freehold Borough engineer. 

RECOMMENDATIONS 

l. As regard the Use Variance, Bulk Variances, and design waivers, the applicant will need 
to provide all necessary testimony so that the Board may render the decision deemed 
appropriate. 

2. As may be required, the applicant should review with the Board, all discussions, input and 
recommendations as received from the Freehold Borough Historic Preservation Advisory 
Commission. 

3. It is recommended that any action that may be taken by the Board is subject to the applicant 
adequately addressing all items noted within this report. 

Should you have any questions or require additional information, please do not hesitate to contact 
me. 

Very truly yours, 

ABBINGTON ENGINEERING, LLC 

William T. Wentzien, P.E., P.P., C.M.E. 
Freehold Borough Planning Board Engineer 

cc: Ronald Cucchiaro, Esq., Planning Board Attorney 
Matthew Young, Borough Zoning Officer 
Stephen J. Gallo, Freehold Borough Administrator 
Michael Sweetman, Freehold Borough Administrator's Office 
Vincent E. Halleran, Jr., Esq., Applicant's Attorney 
Robert Sive, PE, P.P., Applicant's Engineer and Planner 
Greg Clark, Applicant's Architect 



Abbington JEnginaeel'ing, lL1C 

Dominica Napolitano, Secretary 
• Freehold Borough Planning Board 
Borough of Freehold 
51 West Main Street 
Freehold, NJ 07728 

RE: BROADWAY FAMILY HEAL TH CENTER 
ENGINEERING REVIEW 
USE VARIAN CE AND SITE PLAN 
BLOCK 42, LOT 10 

Dear Ms. Napolitano: 

1315.002.081 
October 12, 2020 

Amended December 2, 2020 

An amended review has been made for the referenced application. Please note that additional 
review comments regarding the materials received since the October 12, 2020 Engineering 
Review, are noted in bold italic type. The following has been reviewed: 

1. Land Use Application Checklist, dated September 14, 2020. 

2. Planning Board Application Form, filed September 18, 2020. 

3. Zoning Denial, dated June 16, 2020. 

4. Site Plan Application, dated September 14, 2020. 

5. Site Plan Checklist, dated September 14, 2020. 

6. Plan entitled 'Variance/Minor Site Plan, Tax Lot 10, Block 42, 13 Broadway, Freehold 
Borough, Monmouth County, New Jersey', prepared by Geller Sive & Company, 
consisting of two (2) sheets. Sheet 1 dated September 11, 2020, revised to November 13, 
2020. Sheet 2 dated November 13, 2020. 

7. Turning Movement Plan, prepared by Geller, Sive & Company, consisting of one (1) 
sheet, dated November 13, 2020. 

8. Architectural plans entitled 'Office Plan Alterations, Real Estate Investments, Inc., 13 
Broadway, Freehold, NJ 07728', prepared by Bach & Clark, LLC, consisting of two (2) 
sheets, labeled EX I & EX2, dated July 16, 2020, indicating existing conditions. 

I •rP-""$Ri.U 1,: .. - tr = ::::Z:-::::1 
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9. Architectural plans entitled 'Office Plan Alterations, Real Estate Investments, Inc., 13 
Broadway, Freehold, NJ 07728', prepared by Bach & Clark, LLC, consisting of three 
(3) sheets, labeled A-1, A-2 & A-3, indicating proposed conditions. A-1 & A-2 are dated 
November 5, 2020. Sheet A-3 is dated July 16, 2020. 

10. 3 photo images of existing site, black and white, print date of September 15, 2020. 

11. Easement Agreement, dated April 30, 1987. 

12. Easement Agreement, dated August 27, 1998. 

13. Historic Preservation Advisory Commission Resolution, dated October 26, 2020. 

14. Business Plan, consisting of 5 sheets, no date. 

15. Tree Assessment Report, prepµred by Shelterwood Forest Managers, LLC, issued 
November 27, 2020. 

The subject of this application is certain lands known as Block 42, Lot 10, located at 13 Broadway. 
The site is located in the B-1 Office Commercial Zone, and the Freehold Center Historic 
District Area of the Borough. The total area of the subject property is 15,954 square feet. 

Existing 
The site presently contains an existing 2 ½ story frame building, fronting on Broadway. The 
majority of the rear po;rtion of the lot contains a paved parking area. The site plan application form 
indicates existing par~ing for 8 vehicles. Existing parking spaces are not striped. Access to the 
rear parking area is by,,way of a paved driveway off Broadway. The rear parking area also directly 
connects to adjacent Lot.11, to the south. N~ J>~rking is permitted along Broadway in this area. 

The Planning Board Application indicates the building is currently vacant. The Zoning 
Application indicates the prior use as Doctor and Architect's Offices. 

The architectural plans indicate the following floor areas for the exiting building: 
1. First Floor: 1,221 sf 
2. Second Floor: 1,157 sf 
3. Basement: 920 sf 
4. Attic: 460 sf 

Total 3,758 sf 
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Proposed 
The documents indicate the following is proposed: 

1. Proposed change of use to a Residential Health Care Facility, of 8 Bedrooms with 10 beds. 
2. Zoning Application also indicates: 3 meals per day, dietary services, recreational activities, 

supervision of medications, supervision of and assistance to activities of daily living, and 
assistance to obtaining health services. 

3. The Site Plan Application indicates seating facilities for 12. 10 for residents, and 2 for 
service personnel. 

4. The proposed use will utilize both floors, the basement and the attic. 
5. First Floor: 3 Bedrooms, 2 Bathrooms, Dining Room, Living Area, Reception. 
6. Second Floor: 5 Bedrooms, 3 Bathrooms. 
7. Basement: Kitchen, Pantry, Laundry, Storage, Utility, Mechanical. 
8. Attic: Office Area, Staff Area, 1 Bathroom. 
9. The Site Plan Application indicates 4 employees in 2 shifts, with 2 employees per shift. 

The Zoning application indicate§ 3 empl9y_e.e~. 
I 0. Handicapped Access Ramp and Stairs to rear building access. 
11. Mill and Repave a portion of the rear parking area. 
12. Stripe the rear parking area to deii_neate a handicapped parking space and vehicle parking 

spaces. 
13. The Site Plan delineates 14 parking spaces will be provided on-site. One of which is for 

handicapped parking. ' 

The applicant has requested a Use Variance and Final Site Plan Approval. 

The application materials have been reviewed for compliance with relevant ordinances and design 
standards found in The Borough of Freehold Code,. Based upon my review, the following 
information is furnished to assist board mem~ers .in their deliberation of this matter. 

ZONING 

1. As noted in the Zoning Denial, Residential Health Care Facilities are not a permitted use 
in the B-1 Office Commercial Zone. Use Variance required. 

2. The applicant should fully describe the proposed use, and operation, of the Health Care 
Facility. As a minimum, this should include the residential use aspects, staffing and 
operational aspects of the facility. The applicant should also review with the Board 
public/visitor interaction associated with the proposed use. 

3. The applicant should provide a review of what is proposed on the site to suppo1t the 
proposed use. 
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4. Regarding the Use Variance, the applicant will need to provide sufficient planning 
testimony in support of the variance. The testimony will need to address the positive 
criteria outlining whether reasons exist for granting the variance, and whether the property 
is particularly suited for the proposed use. Testimony will also be needed to address the 
negative criteria outlining how the relief could be granted without substantial detriment to 
the public good as well as testimony indicating that the variance will not substantially 
impair the intent and purpose of the zone plan and zoning ordinance. 

5. The applicant should describe the neighborhood surrounding the lot in question. This 
should include existing residential uses within the immediate neighborhood. 

6. The following is a summary of the Zoning Requirements of the 8-1 Office Commercial 
Zone as related to this application. 

Item Requir~d. _E.Jisting_ Proposed 
Lot Area 8,000 S.F. 15,954 S.F. 15,954 S.F. 

Lot Width • 80FT 80.7 FT 80.7 FT 

Building Setback 
Front 20··FT 15.0 FT* 15.0 FT* 
Side 8 FT 20.2 FT 20.2 FT 
Rear 20FT 124.8 FT 124.8 FT 
Side-Accessory . 3 FT 'N/A N/A 
Rear-Accessory- 3 FT NIA NIA 

Lot Coverage (lmperv.ious) 40% 74% * 74% * 
Max Building Height' 35 FT l 30.4 FT 30.4FT 

3 Stories 3 Stories 3 Stories 

Existing Variance: * 

PARKING SPACES/LOADING 

1. Per§ 18.73.01 O.A.12, for Nursing Homes or Other Institutional Uses for the Care of the Ill 
or aged, parking is to be provided at the rate of: "one parking space for every four beds, 
plus one additional parking space for every two employees and members of the staff in the 
largest working shift." 

2. The existing parking area is not striped for individual spaces. The Site Plan Application 
form indicates 8 spaces under existing conditions. 

3. The documents indicate 8 bedrooms, with 10 beds (Site Plan General Note #6), and 4 
employees at 2 per shift, being proposed. At l bed per bedroom, and max. 2 employees 
per shift, 4 parking spaces are required per Freehold Borough Code. 

.. 
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4. Per Residential Site Improvement Standards (RSIS) parking for Assisted Living is required 
at the rate of: 0.5 spaces per bedroom. At 10 bedrooms, 5 parking spaces are required 
perRSIS. 

5. The Site Plan submitted indicates proposed striping of the rear paved area, to provide for 
14 parking ~paces. The existing angled parking spaces are not included in the 14. One 
of the 14 is shown to be striped for handicapped parking. 

6. The applicant should confirm there will be 10 beds within 8 bedrooms, and a maximum 
of 2 employees per shift. 

7. With 14 parking spaces being proposed, and only 5 parking spaces required per RSIS, the 
applicant should indicate how the 14 parking spaces are anticipated to be utilized, and by 
whom. 

8. It was observed that 4 commercial vehicles, labeled for T&K Contractors, were parked 
along the rear parking area of.the•,subject lot, within the area that is part of the proposed 14 
spaces. Also, it appeared they would be there overnight. The Easement documents 
indicate that adjaceni Lot 11 may use up to 5 parking spaces along the rear of Lot 10. 
This would leave 9 parking sp_aces for the proposed use. 

9. Upon review oftlte Easement Documeµts, they generally indicate the following: 
a. The Easement is for Lots 10 & 11. 
b. For use by ,both lots, ingress to be on Lot 10, and egress to be on Lot 11. 
c. To provide/or a driveway link between Lots 10 & 11. 
d. Each of (he lots to construct, and maintain, a 12 ft. wide driveway. 
e. Lot 11 may use up to 5 parking spaces, which are depicted to be along the rear lot 

line of Lot 10. • 
f. The Easement Document5 are silent in specific regard to the angled spaces. 

10. The applicant should review the use of, and maintenance of, tlte angled parking spaces 
being physically located on both Lots 10 & 11. 

11. The referenced Turing Movement Plan indicates available utilization of the angled 
parking spaces by passenger vehicles only. This would exclude use by larger vehicles. 
The applicant should review with the Board, the limitation of vehicle use in the angled 
spaces. 

FENCING 

1. Existing fencing is located in several areas. Notably, metal fencing on the northerly side 
yard, and wooden stockade fencing along the n011herly side lot line and the westerly rear 
lot line. The wooden fencing along the n011herly side lot line is in a deteriorated condition, 
with po11ions that have fallen down. 
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2. The Site Plans indicate that existing fencing along the northerly lot line, shall be 
repaired or replaced as required. 

3. Fencing would need to comply with Chapter 18.76 of the Borough of Freehold Code. 

SIGNS 

1. The Site Plan references an existing ID Sign in the front yard. A site visit revealed only 2 
supporting posts, but no sign. 

2. At the Planning Board meeting of October 28, 2020, the applicant indicated that no signs 
are proposed as part of this application. 

VARIANCES 

The following determination of required. variances is not deemed to be exhaustive and that 
additional variances and/or waiver relief may be required. Based upon my review of this matter, 
the following Variances from the Code of the Borough of Freehold appear to exist and should be 
considered as part of this matter: 

a. §18.36.020 Permitted Principal Use: A Residential Health Care Facility is not a 
permitted use in the B-1 Office Com!}lercial Zone. Use Variance required. 

b. §18.44.050 Minimum Front' Yard: In the B-1 Office Commercial Zone, the 
minimum. front yard is 20 feet. The building, with covered porch, is set back 15 .0 
feet front.the front lot line, and is in vari~nce. We note this to be an existing condition. 

c. § 18.44.050 Lot Coverage: The maximum permitted Lot Coverage in the B-1 Office 
Commercial Zone is 40%. The Site Plans indicate the lot coverage is 74%. We note 
this to be an existing condition, and no additional impervious area is proposed. 

The applicant will need to provide sufficient testimony to the Board to address the Use Variance 
and Bulk related Variances noted above. 

SITE 

1. Per § 16.24.060.A, " ... Site plan applications which require fewer than ten (10) off-street 
parking spaces shall be classified as "minor site plans" pursuant to N.J.S.A. 40:55D-5 ... ". 
The proposed use requires 3 parking spaces. As such, the site plan poition of the overall 
application would be classified as a Minor Site Plan. 
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2. The applicant should describe the building being utilized with this application. 

3. The applicant should review with the Board any changes to the building exterior, existing 
access points and any changes to building access. 

4. The Site Plans indicate a trash storage area off the rear northerly side of the building. 
The storage area is shown to be 4 ft. by 6 ft, surrounded by a 4 ft high vinyl fence with 
gate. The fence detail on Site Plan sheet 2 would indicate the fence to be of a solid type. 
The applicant should discuss access to the storge area, as same is located to the side of 
proposed steps. The location of the gate should also be indicated. 

5. At the Planning Board meeting of October 28, 2020 the applicant indicated that refuse 
will be accommodated by curb side pick-up. 

6. At the Planning Board meeting of OC;((}ber J8, 2020 t]ze applicq11t the use will not require 
delive1y vehicles on-site. 

7. Per § 16.24.030.A.13, " .. :the mihimum front or side yard required shall not be used for 
off-street parking." The parking is shown to be directly at the southerly lot line, abutting 
adjacent Lot 11. In addition, there are angled parking spaces along the southerly lot line, 
located on both the subject lot and adjacent Lot 11. A design waiver is required. 

8. The Site Plan, and Architectural Plans, indicates a proposed handicapped ramp with 
platform at the rear access of the building. Construction details, including railing, should 
be provided for the handicapped ramp and platform. 

9. The Site Plans indicate areas of proposed full depth pavement section and in addition, 
to provide milling and a new 2 in. surface course on all pavement areas. 

' 

10. It was. obseryed that the existing concrete sidewalk along the property frontage, has one 
section as asphalt associated with a gas service, and 2 sections that have lifted due to the 
roots of an existing tree, and cracks across the driveway section. It is recommended that 
new concrete sidewalk be provided along the property frontage. At the Planning Board 
meeting of October 28, 2020, the applicant indicated new concrete sidewalk will be 
provided across the site frontage. The Site Plans should be amended to indicate area, 
and limits, of new concrete sidewalk. 

11. The condition of the existing street tree root system is such that, it is suggested the applicant 
obtain the review and recommendation, regarding the existing tree and roots, from the 
Certified Tree Expert that has been previously utilized in the Borough, being Bill Brash of 
Shelterwood Forest Managers, LLC, 5 Wildwood Way, Freehold, New Jersey (732-890-
0725). A Tree Assessment Report has been received. The report outlines the condition 
of the tree and the visible roots. The final recommendation of the report, by Shelterwood 
Forest Man ages, LLC is for _the removal of the tree, and plant 2 replacement trees. This 
should be reviewed with the Board. 
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12. Any work within the Right-of-Way of State Route 79 should be reviewed with the New 
Jersey Department of Transpo1tation. 

HISTORIC PRESERVATION 

1. A Resolution was issued by the Historic Preservation Advis01y Commission, dated 
October 26, 2020. Items noted are: siding, railing, lattice and to come back for windows 
if needed. The applicant should review with the Board, compliance with the 
recommendations noted. 

PARKING/CIRCULATION 

1 . The Site Plans indicate a proposed 'Do Not Enter' sign, along the pavement aisle, near 
the rear of the building, to co~trol on-way entrance nwvements into Lot 10. 

2. § 16.24.030.A.15 of the_ Borough Code indicates that curbing is_ to be provided so that 
vehicles cannot drive onto landscape areas. The rear parking spaces have existing concrete 
bumper stops. The Site Plans indicate proposed concrete bumper stops for the 9 parking 
spaces along the north side, against adjacent Lots 8 & 9. 

3. The only other directly applicable area regarding curbing would be at the head of the 
diagonal parking spaces which are partially located on adjacent Lot 11. Use of pavement 
edge treatment irt thls area should be discussed with the Board. 

4. The New Jersey Residential Improvement Standards (RSIS) 5:21-4.3(a) states, "Curbs or 
curbs and guttets shall be used for drainage purposes, safety, and delineation and protection 
of pavement edge." As previously indicated the site is relatively flat, and the presence or 
non-presence of raised curbing along the westerly and northern sides would not affect the 
overall. grading pattern. 

5. The applicant should indicate how emergency vehicles would circulate onsite. 

6. The Site Plan, with associated driveway and circulation, should be reviewed by the 
Borough Fire Official. 

GRADING 

l. The Site Plans indicate proposed grading associated with the areas of new full depth 
pavement section, and overall 2 in. pavement overlay. 

2. Additional grading information should be provided for the angled parking spaces, located 
partially on the subject site, and on adjacent Lot 11. The grading provided on the Site 
Plans would suggest a low area for the northeasterly most angled spaces. The grading 
should be reviewed further. 
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DRAINAGE 

1. Lot 10 is indicated to contain 15,954 sf (0.37 acres), and have 11,759 sf (0.27 acres) of 
existing impervious surface. The documents do not indicate any new additional impervious 
area being proposed. 

SANITARY 

1. The plans do not indicate sanitary sewer service. The applicant should indicate if any 
changes are required to the sanitary sewer service connection to accommodate the building 
under proposed developed conditions. 

2. Utilizing NJDEP Sanitary Sewer flow rates per N.J.A.C 7: 14A-23.3, the following is noted: 

WATER 

a. Prior Use-office. pt & 2nd flo~r-2,378 sf@-·o.oio gpd/s"r equates to 238 gallons 
per day average flow. A peaking factor of 4 would yield 951 gallons per day peak 
flow. 

b. Proposed Use-Health Care Facility (Site Plan General Note #7-Assisted Living). 
8 bedrooms @ 100 gpd/bedroom equates to 800 gallons per day average flow. A 
peaking factor of 4 yields 3,200 gallons per day peak flow. 

c. The project will result in an incteased average daily sanita,y flow of 562 
gallons per day. The applicant will need to comply with the Building 
Department regarding sanita,y sewer connection. 

1. The plans do not indicate water service. The applicant should indicate if any changes are 
required to the water service connection to accommodate the building under proposed 
developed conditions. 

LANDSCAPE 

1. Per§ 16.24.030.A.4 "Buffering shall be located around the perimeter of the site to minimize 
the effect of headlights of vehicles, noise, light from structures, the movement of people 
and vehicles and to shield activities from adjacent prope1ties ... ". In this regard, the 
applicant should indicate the neighboring uses. Other than fencing along the no1therly and 
westerly lot lines, no buffering of the onsite parking exists to neighboring properties, 
including the diagonal parking along the southerly lot line. 

2. The applicant should review the proposed landscaping with the Board. 
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3. The Site Plans indicate minimal proposed landscaping on both sides of the driveway 
near the rear of the building. Consideration may wish to be given for additional 
landscaping along the front portion of both side lot lines, in the form of medium size 
flowering plants, to further buffer against adjacent lots. 

4. Existing vegetation in the cracks of the existing asphalt should be treated with an 
appropriate vegetation killer. A note should be provided on the Site Plans. 

5. It is recommended that two (2) shade trees be provided along B1·oadway, as associated 
with any removal of the existing street tree. 

LIGHTING 

I. The revised Site Plans indicate ptQposed lighti11.g,_co.nsisting of .3 pole mounted lights at 
14 feet, and 2 wall mounted lights at 10 feet. 

2. The Lighting Plan should show location of house side shields. The Lighting Plan 
indicates some light spillage on adjacent lots. The plans should be revised to eliminate 
light spillage. 

3. A complete pole mount/wall dmount detail of the proposed lighting fixtures and poles, 
should be provided. 

DETAILS 

I. Details should be provided for the following: 
a. Handicapped ramp and railing 
b. Concrete sidewalk 
c. Refuse enclosure 
d. On-Site Pavement Section Detail should be revised to provide for 4 inch compacted 

thickness bituminous concrete stabilized base course. 

SITE PLAN CHECKLIST 

I. Checklist #12 (§16.24.020.C.12): plans to indicate "the location, names and widths of all 
existing ... streets (including cross sections and profiles) abutting ... and within 200 feet of 
the lot". The Site Plans have provided sufficient info1mation on Broadway to allow for 
review. Our office would have no objection to the granting of a waiver from this 
requirement. 

2. Checklist #31: Applicant should provide confirmation of submission to the County 
Planning Board, or comments as may have been received. 
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Based upon my review of this matter, the following Waivers from the Code of the Borough of 
Freehold appear to exist and should be considered as part of the matter: 

a. §16.24.030.A.13 Parking Setback " ... the minimum front or side yard required 
shall not be used for off-street parking." The minimum side yard is 8 feet. The 
parking is shown to be directly on the n01therly side lot line, abutting adjacent Lots 
8 & 9, and directly on the southerly side lot line, abutting adjacent Lot 11. A design 
waiver is required. 

b. §16.24.030.A.13 Parking Lot Curbing " ... all parking spaces shall be provided 
with curbing or the equivalent so that vehicles cannot drive onto required landscape 
areas ... " No curbing ~xist~, n.q_r i~J1rQposed .. _A 9e~ign_w_aiver is required. 

APPROVALS 

It is the applicant's responsibility to obtain all required approvals/permits from outside agencies. 
These may include, but not be limited to the.following: 

1. Monmouth County Planning Board 
2. Freehold Soil ConservationDistrict Certification (disturbance over 5,000 square feet) 
3. NJDOT Permitting. 

PRE-CONSTRUCTION MEETING AND INSPECTIONS 

If approved and prior to the issuance of copstru.ction permit, the applicant shall contact the 
Freehold Borough engineer to schedule a preconstruction meeting, and a schedule ofre-inspections 
during the construction process. All site improvements must be inspected during construction by 
the Freehold Borough engineer. 

RECOMMENDATIONS 

1. As regard the Use Variance, Bulk Variances, and design waivers, the applicant will need 
to provide all necessary testimony so that the Board may render the decision deemed 
appropriate. 

2. The applicant should review with the Board, all discussions, input and recommendations 
as received from the Freehold Borough Historic Preservation Advisory Commission. 

3. It is recommended that any action that may be taken by the Board is subject to the applicant 
adequately addressing all items noted within this report. 
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Should you have any questions or require additional information, please do not hesitate to contact 
me. 

Very truly yours, 

ABBINGTON ENGINEERING, LLC 

~ 7.~* 
William T. Wentzien, P.E., P.P., C.M.E. 
Freehold Borough Planning Board Engineer 

... . - .. . -
cc: Ronald Cucchiaro, Esq., Planning Board Attorney 

Matthew Young, Borough Zoning Officer 
Stephen J. Gallo, Freehqld Borough Administrator 
Michael Sweetman, Freehold Borciugh Administrator's Office 
Vincent E. Halleran, 1r., Esq., Applicant's Attorney 
Robert Sive, PE, P.P., Applicant's Engineer and Planner 
Greg Clark, Applicant's Architect •• 
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mK 11~;:; tl/K l'URCHASE AND/OR MORT(lAGE OF HEREIN 
DELINEATED PROPERlY BY THE NAME PURCHASER, NO 
RESPONSIBILTY OR LIABILITY IS ASSUMED BY SURVEYOR 
FOR l)SE QF SURVEY FOR ANY OTHER PURPOSE INCLUDING 
BUT NOT LIMJTED TO USE OF SURVE¥ FOR SURVEY AFFIDAVIT, . 
RESALE OF PROPERTY, OR°TO A.NY OTHER PERSON NOT LISTED 
IN CERTIFICATION EITHER DIRECTLY OR INDIRECTLY. 

LOT 8 

NOTE: THIS Sl)RVEY HAS BEEN PREPARED 
WITHOUT THE BENEFIT OF-ANY TITLE REPORT 
AND/OR SEARCH. THE PROP.ERTY SHOWN 
HEREON, MAY BE SUBJECT TO VARIOUS 
EASEMENTS AND/OR "RJGHTS OF OTl{E~S", 
THIS SURVEY IS SUBJECT TO REVISIONS AS 
SUCH A REPORT. AND/OR SEARCH MAY REVEAL. 

NOTE: THIS DOCUMENT IS COPYRIGHT PROTECTED 
ANO AS SUCH NO PORTION OF THIS WORK M/\Y BE 
REPRODUCED IN ANY FORMAT AND/OR FOR ANY 
PURPOSE WITHOUT THE EXPRESS WRITTEN 
flERMISSION OF THE UNDERSIGNED PROFESSION/IL, 

NOTE: IF THIS DOCUMENT DOES NOT CONTAIN 
AN INK SIGNATURE AND A RAISED IMPRESSION SEAL 
OF THE UNDERSIGNED PROFESSIONAL IT IS NOT AN 
ORIGINAi.AND MAY HAVE BEEN ALTERED, 

"A WRITTEN 'WAIVER AND DIRECTION NOT 
TO SET CORNER MARKERS HAS BEEN 

...-...:-. ...... OBTAINED FROM THE ULTIMATE USER 
PURSUANT TO P.L.2003, c,14(C45:8•36,3) and 
N.J.A.C. 13:40-5.1 (d)". 
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~ I ~[···- THIS SURVEY DOES NOT DETERMINE THE 

EXISTENCE, NONEXISTENCE OR LOCATION 
OF FRESHWATER WETLANDS OR OTHER 
ENVIRONMENTAL CONDITIONS . 
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SITUATED IN: FREEHOLD BOROUGH, MONMOUTH COUNlY NEW JERSEY 
PREPARED !IY: THOMAS M. ERNST & ASSOCIATES, PROFESSIONAL LAND SURVEYORS, INC. 

457 SPOTSWOOD-ENGLISHTOWN ROAD P.O. BOX 221 JAMESBURG, N.J. 08831 
CERTIFICATE NUMBER 24GA27067000 PHONE (73?.)-251 -1001 FAX (732)-251 • 9470 

DATE: MAY 27, 2020 SCALE: 1" = 20' • 

CERTIFIED TO: 13 BRPP.>DWAY REALTY LLC; 
WESTCOR LAND TITLE INSURANCE COMPANY; 
Ell.ST COAST TITLE AGENCY: 
ROBERT·A. BLANDA, Jr., ESQUIRE; 
BLANDA & BLANDA, ESQUIRES. '-~ ~ 

MICHAELS. LYNCH 
PROFESSIONAL LAND SURVEYOR 

NEW JESSEY UC .. # ~5382 



SURVEY ENDORSEMENT 
(for Commitment or Policy) 

File No. 02056630 

Attached to and made a part of Commitment Number: 02056630 

Exception No. 1 is removed. Exception No. 1 is removed. Notwithstanding any provision in the policy to the contrary, 
unless an exception is taken in Schedule B, the Policy insures against loss arising from any encroachment, encumbrance, 
violation, variation, or adverse circumstance affecting the Title. The following matters shown on a survey made by 
Thomas M. Ernst & Associates, Inc., dated May 27, 2020, are added to Schedule B: 

(a) Blacktop Drive and Walkway on, along and outside the property lines 
(b) Mislocation of Fences 
(c) Blacktop Pavement ori, along and outside the property lines 
(d) Easement Agreement for ingress and egress for the benefit of Lots 10 & 11 in Block 42 
(e) Agreement for a License to use up to 5 parking spaces 
(f) Mislocation of Fences 
(g) Overhead wires crossing the premises 
(h) Shed on, along and outside the property lines 

None further. 

This policy does not insure against errors or inaccuracies in the survey with respect to matters which do not affect title. 

This endorsement is issued as part of the policy. Except as it expressly states, it does not (i) modify any of the terms and 
provisions of the policy, (ii} modify any prior endorsements, (iii) extend the Date of Policy, or (iv) increase the Amount of 
Insurance. To the extent a provision of the policy or a previous endorsement is inconsistent with an express provision of 
this endorsement, this endorsement controls. Otherwise, this endorsement is 'subject to all of the terms and provisions of 
the policy and of any prior endorsements. 

Dated: June 1, 2020 

Odette A. Siggelakis 
Authorized Officer or Agent 

Issued by 
EAST COAST TITLE AGENCY 
202 ROUTE 18 NORTH 
EAST BRUNSWICK, NJ 08816-1409 
732-828-6500 Fax: 732-249-2635 

Page 1 of 1 

Westcor Land Title Insurance Company 

Street Assessment Endorsement- Loan Policy 

NJRB 5-86 (ALTA 1-06) (2-15-07) 



\ . 

a., R•eord and Retum to! 

& LA FRANCE, ESOUIAES y>l\\tl!D-n'fl) '11 ; 
trice llo• 680 ~<;,,, 

Fre_ehold, Now Jersey 07728c/4,,/J :>; ~ ~ • ,, . ::'t. 
M~1-1;1 & L.a,;;:,:1.:;,;, c.-:t:ts. / l • 
Recordina Aocoum No. ":,IJQ ._,, lll.1r'H1-. •. _/1\\(lltl, \l(Q, 

r,1-77,, ~, 1,1'1,w ~I'~ 

CHGACCT~ l r. j EI\SEMENa' /\GREEMEN'l' fu\,W -J1;nJ try 

'l'HIS AGRJ!:EMEN'l' made ·this 30th day of J\pril , 1987, is between 

13 BROJ\DWAY ASSOCIA'.l'ES, INC., a New Jersey corporatio11 with principal 
offices c/o Robert Covino, 31S Pond Road, Freehold, Monmouth Coun'!;y•, 

New Jersey, and 11 UROADliA'.i, INC,, a New Jerse.y corporation with 

principal offices c/o Robert Covino, 315 Pond Road, Freehold, Monmouth 

County, New Jersey, and providea as follows; 

\'IIIEREI\S, 13 BROADWAY ASSOCIATES, INC. is the owner of pr_operty 
located ut 13 Broadway, Freehold 1loro1,1gh, New Jersey, being also known 

as Block 42, Lot 10 on Sheet 14 on the Freeho.ld Borough Tax Map I and 

WHEREAS, 11 BROADWAY, I.NC, is the owner of property loc~ted 

at ll Broadway, Freehold Borough, New Jer.eey, al:so known as Bl,>,,~1-¼,t 
Lot l.1, Sheet 14 on the current Tax Map of th<! Borough 0£ Freeholdi 

and Nl!!."C:(.'11,•J.)l.'!.'J.) 
WHEREAS, the above mentioned properti-es al:"e conti.gudtffill!W( COl}/{rr 

CW/KS OFF'ICf each other and each presently has a driveway area off of Broad~r,:i,i, J. 
4 

l'"N 
(New Jersey State Highway Route 79) which is utilized for i.ngress and 

egress purposes to each house's parking arc,a in the rear 'of ~~ Y ~J 1'187 

property; a.nd if/ll{f G, CI.IIYTON 

liHEREAS, 13 BROADWAY ASSOCIATES, INC. did apply to CJ!(!/f!Y CLERK 
'rlh'liOLO I{ J' 

Planning Board of the Borough of Freehold for site plan approval to '' 

convert the existing two and one-half story frome dwelling on its 

property to p.o£easional offices in accordance with the requirements 
of the Freehold Borough B-1 offioe/commercial zone; and 

WHEREAS, purouant to the site plan applioationa filed, and 

in or<ler to minimize the l.eft turning movenrents into and out of these 

properties onto Broadway I and to bett,i,r control and directionali ze 

traJ:fic entering onto the properties of each of the parties hereto, 

and to better utilize the existing and proposed parking areas to 

the .ear of each bl.lilding for the common benefit of both prop13rty 

owners and to therefore minimize and/or eliminate any on-street 

parking requirements related to the use 0£ the buil.dinga ·for office 

-1-

J 



and professional uses, .the owners of eaoh of said propeXties •has 
represented to the Planni-li~ Board of the Borough of. Freehold. thal:. 
they would directionalize th.eir traffic by having the ingress from 
Broadway for both building1> be on Lot 10, the same being the property 
owned by 13 BROADWAY ASSOCIATES, INC,, and the common agrees £rom both 
properties be on the pro,perty of 11 BROADWAY, INC,, and that ,there 
be provided a driveway link between the two properties across the 
common property liner and 

' \ 

WHE.REI\S, 13 BROADWAY .ASSOCIA'J:ES, INC. did file an eppropr.iate 
site plan map with th\! Freehold Borough Planning Board prepared by 
Victor Vinegra, P.E,, P,L.S., ·datep. January H, 1987- and revised 
through February 5, 19 B 7 pursuant to the Borough engineer' a requ·irements 
which shows the above, and 

WHEREAS, the Freehold Borough Planning Board et its meeting 
of February 25, 1987 did adopt a Resolution approving the preliminary 
an·d final eite plun applications o/: 13 BROADWAY ASSOCIATES, INC. 
l:lased on tho common i;lriveway access and egr'ess and joinder of the 
two parking lote, all in accordance with the· filed site pl.·an nnd 
subject to the owners of the two propertiee filing a joint and recipro
cal easement setting forth the tei:ms and• 0011diti·ons of their agreeme.nt 
regarding common in·gress and egress., arid 

WHEREAS, the ·officers of each of a aid corporatione h.ave 
oonside-red the mutual benefits to be created by granting mu.tual and 
reciprocal easements regarding the 001\Ullon driveway and parking uses 
of their premises, and have agreed. therefore to enter into the terms 
and conditions of thi~ easement agreement by appropriate actions of 
their respective boards of d~rectors, 

NOW, TIIEREFORE, in consideration of the mutual covenants 
and conditions contained herein, and in further consideration 0£ 

the sum of ONE (~1.00) DOLLAR in hand paid by each party to the other, 
the parties do hereby agree as follows: 

l. The grantors' names which are set forth above, being 
the owners of Block 42, Lots 10 and 11 on the Freehold Borough Tax 
Mop, do hereby each agree to build, construct, retain and maintain 

a driveway area being 11.t. least twelve (12') f•eet in width along the 

084752-0943 



southerly property line of eacli of the above n1entiolied lots ,intering 
·from Broadway on Lot 10 and e>liting 6l'lto Broad~~ay ·on Lot:· 11 fcn: the 
joint and mutual benefit of each 0th.er. 

2. The parties do further. agree that tho parking areaa to 
the rear of each of the buildings may be used in common by tha occupants 
and 'visitors to each of the buildings on eaoh of the lots refer-red to 
above on an overflow parking basis. 

J. The pax.-ties do hereby agree that there shall be constructed 
and built ·an(! maintained a fifteen (15') foot wide bituminous asphalt 
driveway between the two parcels of property linking the two parking 
areas at a poiiit appro,cimately twenty (20') feet from the rear {westerly) 
property line of each of the properties. 

4, The parties do hereby agree that each party shall build, 
construct a'nd maintain the driveway area on their own property as well 
aa the parki·ng area to the rear of their [)roperty for the joint and 
mutual benefit of themselves and the othe~ party, and that l.3 BROADWAY 
ASSOCIATES, INC. shall build, construat and install the fifteen (15 1 ) 

:foot wide interconnecting driveway between the two parking areas, all 
as shown on the aforesaid s;i.te plan map which was filed with the 
Bor6ugh of k'reehold, and as shall be act·ually constructed on the 
properties. 

5, The parties do hereby agree thereafter that eac·h party 
ahal.l maintain in a free, clear and unobstructed m1:1nner the easements 
granted herein for the joint and mutual benefit of the parties, 

6. The parties do further agree that in the event that the 
parties no l.onger wish to maintain the joint and reciprocal easements 
provided for he;i:ein for the mutual benefit of the parties, then in 
such event, and if the parties can agree in writing to the discontinuance 
of the easement, the same ::ihall not be effective unless and until the 
Plann·ing Board 0£ the Borough of Freehold has agreed by Resolution to 
the elimination of thi-s easement and the interconn·ecti.ng driveway 
between the parking areas _is .a<Jt\HllJ;y sevarated by. removal of the 
bituminous pavement, or by the installation·of fencing, or some other 
barrier, The aforesaid approv-al of the owners 6£. the properties 

and the Planning Board of the Borough of F.reehold shal.l be evidenced 

D84752-091~4 
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by a Deed or other do6umen~ eliminating the easement with a copJ of· 

the appropr.iate approval Resolution of the Borough of .Freehold Planning 

Board and/or Board of.Adjustment, an<l,/or other governmental authority 

at such time which has similar zoning and planning approval powers 

as are presently provided for in Title 40155D of the.New Jersey State 

Statutes. 

IN WITNESS WHEREOF, the undersigned parties have set forth 

the appropriate silJnatures and aeala of the corporate entities thG ... ,,,;, 

day and y_ear first above written·. • . ~-<:?:).~•: ... r,~,\_ 

. 13· SQCIA'l'E;, f fJc-( > \~/ -~ 
,..-..,.· .. ~, .,..J ,:,f 

Atte~t: -..,..._,,,,_,,,, 1,. '• I .. ,~~.. 1 

/. '\ .. ;~;::, .. ,:: ... ~: ... 

Attests 

S'l'ATB OF NEW JE~$BY 1 

COUNTY OF MONMOUTH 

• ent 

S.S. 

8£. I'l' REMEM,BERBD, that on March , 1987, bafor·e me, the 
subscriber, a Noto.ry Public, personally ap.)?eared 19:t;LLIAM J. HOJ,OHAN, 
who, bei-ng by me du1y sworn on .his oath, deposes and makes proof to 
my satisfaction, that h~-ie the Secretary of 13 Broadway Associates, 
Inc. and 11 Broadw·ay, Inc. r that Rob"ert Covino is the president of 
both corporations named in the· ~1ithin doou01ent1 that the execution, 
as well as the making_ of this document, has. been duly authorized by 
proper resolutions of the boa.i:da of directors of the said corporations; 
that deponent ws1·1 knows the corporate seal of both corporations; and 
that the seals affixed hereto are the proper corporate seals and were 
hereto af.fixad and said document ·signed and delivered by said secretary 
and president as and for the vo-J~nt~ry aot and deed of sai~ corporations, 
in the presenc'i!,p.e.::d<;P,'~/i!;,_~t, who thereupon subscribed hie name c.s 
attesting witn}l~S-.~.'..:j,;:· .. ,, ,;;'.,,~• \ ) ~ ~ \ \ 'e (J 
5""'rri to and sll}!.9_c~i'~f .'. .1 ;,.,:_ • ', \A_, k ,U, ,,- .• Th <:'h. ,,____ 
before Ire this /,)t~\tll;.y of ~ ': •; , WJ;LLtl\!1 J. ;QOLO N 
ttp1,\ 1987 ·-, ~. •• ; ~ 5 

·• • :(·f'tuo'.-'~/.:/ -4- DltRUAA. 084752-094 
71,·tt(,,lM,, ~: )::?,l<1•~t,~ ewir~DF. asrt 

•• ' •• . •. _.... MY~ DP1iU .U.Yai:1.i!IOI 
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AGREEMENT, FRE_a.~~tJ 07728 • 

THIS AGREE:MEl:'IT, made this i11h day of Allgilst, 1998 between· 
~f.EW» BRdADWAY, INC .• , a New Jersey corporatlon, • (hereinafter 
f!O!l\etimes referred to as 1111 BrC1atjt-1ay-11) af;l ·ow11er of the property 
located at 11 Broadway, Fi~ehold, New J~rsey an~ shown op the Tax 
Map of the Borou_gh of Freehold ~s Block 42, Lot. ll 1 13 l3ROADW-!\.;l 
~SSOCIATlJlS,. '.!:NC., i'l New Je:i:-sey ·corporation, (hereinafter sometimes 
referred to as "13 Broadway") whio}:1 owns property locqted at 13 
Broqdway, F·reehold,. New Je~sey and snown on the 'l'ax Map .qf the· 
Borough of Freel).old as Block 42', Lot 10/ and 1\lf.fflO~ CAMMALLlilRE 
~d/or his ~saign, 23 Kilmer Dr~ve, Morganville, New Jersey, who is 
the purchaser of. the property located at 11 J:l,roadl'{ay, Freehold 
Borough, N€;~ Jersey from ll' aroadway, .Inc, ; • 

Wf-JEREAS, the properties oymed by l;j. BROADWAY and i3 B,R0;¢NAY 
are 9ontiguous to eaah other, and presently. share common ingress 
and egr~ss pursuant to· an Easement Agreement between the parties 
dated April ~O, 1987 .and recorded in the CJ.erk' q Office of the 
County of Monmouth on May S, 1987 'in Deed Book 4752·at page·942, 
which Easement provides for common·· .. par-~ing arec1s on both propert:j.ea 
for their mutu_al benefit 011 an ove;rflow parking basis as well as 
cross access, ingress and egress; and • 

.WHEREAS, ·11 BROADWAY also eptered into a separate Easement 
Agreemep.t with Gertrude K. Saker·; the o'\>mer .of. Block 42', Lot 12 :in 
the Bo:i:ough of Freeho~d', .County of Monmouth a'nd State of. New Jers~y 
on October 10., 199.3 which Ea·se!l\ent was recorded in the Clerk's 
Office of the Cpunty of Monmouth on • November 4, 1:;i'9:>, in Deed 
Book 5177 at page 6i71·and 

WHEREAS, said Saker li:asement provides for. the use of the 
dri v~way on 11 Broadivay for common egr.ess bet;;wee.n 11 BroF1,dway and 
Gertrude Saker's P,roperty· located at 9 ·Broc1dway eiubject to the-duty 
of said Gertrude'.Saker, her succesa~rs, assigns and transferees to 
maintain the common 'dviveway, including the .re-paving and/or 
res.ealing of the same as may from time to time be reql.1-irecl and as 
set' forth in the. recorded Easement I and. 

WHEREAS, ANTHONY -CAMMALLElUl is riow purchasing the property 
known as 11 Broadway (Block 4~, ·Lot 11 on tne Freehold Bo:rough Tax 
Map) from ELl!lVEN aROADWAY, INO' .... and'·nas requested the dedi~~tion of 
certa,i.n parking spaces locat~d at _13 Broadway for .the use and or 
benefit of the owner of 11- Broacjway,, and 

WHEREAS, 1'3 BROADWAY-.ASSOC!A'l'E:S, J;NO, has agreed to grant the 
owne:i: of 11 Broadway a license to use up to five (5) parking 13paces 
on the property known as l3 B_roadway i-n aonaiqeration ~o:i; ~ffOliY 
Clt,MMA.Lt.ER!ll constructing an additional five {5) parking spa,ces on 
the property known as 13 Broadway at tne said ANT.J!ONY O~L~RE'~ 
sole cost and expense: 

NOW, THEREFORE, in conside·ration of the mutual oove,naµts qnd 
conditions contained herei-n, the parties herepy agree as follows: 

l, 'al'he partiea hereto do hereby ratify. and reconfirm, as 
their i.11,terests may apP,ear, the te;i;-ms and condi tio:qs of the two 
recorded Easementi;i. referred to above :and the tex:ms and conoitions 
contained therein. 

2 . • 11 BROADWAY, INC, and 1·3 BROADW1\.Y AS$0CIAIJ.'ES, INC. do 
herl'!by grant to ANTHONY C.l\MMALLERE; his successors, trans:!:erees and 
ass.ighs ·a l.;i.aenl,le to utilize the five (5) existirtg parkip.g spaces 
currently lqcated on the northwest cor;qer of J.3 Broadway {Block 44, 
Lot 10 on the Freehold Bbr.ough ·Tax Map) as shown on the survey •of 
l3lock • 42, Lot 11 attached tiereto as ",Area Subj·ect to Parking 
:C.,icense 11; 

3. In consideration of the gra~t a.et forth above I and as a 
p;i:-e-co:ndj.tion to its «';)ffect:i,vene:ss,· ,l\lf.l.'ltON'l Cl\MMJi.LLERE 1;3hoi~l 
const.ru<;:t on the property of p BROADWAY ASSOCIATES, INC, with~n 
the exist~ng ·grassed area shown on the attached map as 11a:i:-ea in 

s 
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., 
whioh proposed 5/6 car parking lot is tone construoted 11 f;ive (5) 
to six (6) parking spaoe_s aa site qondftions permit, at· the sole 
co.et and expense of AN'l'HO:t-lY ~~LE;RE. Sa:l.d area for pti.i-king 
spa9es sn~~l be ,cleared an~_the appropriate parking lot sub-base 
mater:j.als sho1ll .be inatalled and final pavememt added and 1:1t·ripeq 
to. the same ·quality as the ·existing adjoining parking arE!a, • As 
part of the construct~on, the exiati11g wa,lkwa,y to the·rear o:£: .13 
Broadway shall, remain; and a graaa ·medi~n eilong the driveway op. the 
northwest side of the building eihall r~main, • • 

·.,_4, In additi0n to the above, as part of the qopditions of 
this ,/\.greem~nt between the parties, li)LlllVEN '.!3RO~WAY, INO, and 
13 BnOADWAY ASSOCIATES, lNC, qo hereby grah~ to ~HONY'C~L~ERE 
the right to remove• trees within an .. area s}1own on the attached 
S"ketch as "area :i,n wh·icl'l trees ntay be 'removed'' wl,licll area .t11~Y then 
either be grassed,· landscapeq or paved over by AN'.fftOm' C~tilllR2 
t9 enhance the cross acpess betweeIJ. the !?roperties, • 

5 .. Upon complet;J;o'n of the: renova~·io,ns provideg for herein, 
ancl the closing of title to the pro~arty between ELEV~~ BROAPW~Y, 
I~e. and .ANTHO~ C.AMMAt.1,reitlil; the parties hereby agree that 
thereafter ANTHONY CAMMALLERE, his sucicessora, transfefees and/or 

- assigns snall be responsible for· the maintenqnce of tne driveways 
c1nd parking areas on Block ~2 1 Loj: 11, as well a~ tl1,e area'of t:tJe 
c:i,01:1s access. driveway betv,e~n Lot 11 anq Lot 10, li\IJ.d \:he five {5) 
parking spaces area on which the license' to utilize for parking 
p~rposes has. been granted by 13 BRO~WAY A#JC,OCJ;ATES, INC t·, by this 
AgreemeJ?,t, . . , . • . 

. 6, 13 B!iOADWAY· ASSOCIATES, lJ'TC, ~ha:i.,l b:e re~ponsible for the 
maintenance of all parking and'd:riveway facilitiea located on Block 
42, Lot 10 including the newly cri!!ated pa'1::'kin9 area anq t}le ·common 
usage entrance dr.iveway • from Broadway, except fo:r: the five .(5) 
parldng spaces to whi'ch a license has· been granted to .l\lf.VJ{Olf¥' 
C,71MW\LLERE, his transfe;i::ees, eiucce1isors anp assigns, apd the 

·. connecting driveway between the. t'.,'lo pr.ope:ttiea refe~;i:-ed tp above, 
The parties do hereby agree that this AQreement is to be re~d in 
pari materia with the prior j-oint and ~~oiprocal easement betwe1rn 
ELEVE;N 13ROADWAY, INC, apd • +3 BROADWl\.Y AS.SOCIAJES 1 . :me, recorded l.11 
1987 1 :r:eferred to ab9ve, which agreement is ratified apd 
reconfirmed, except for any spea:1:fic contrary agreements agreed to 
by the part~es herein. • •,- • 

IN WITNlilSS WHEREOF, the undersigned ,pa~ties have set thei~ 
appropriate p.and al')d seals. the day and.year f:l.rst 1:1bove wr:itte11, . . . 

Attest: 

Attest: 



S~ATE OF NEW JERSEY', COUNTY OF MONMOUTH 

I CERTIFY ~hat 01'.l August 27, 1998., William Holohan personally 
came before me and this person acknowledged under oath, to my 
satisfaction, that: 

(a) this person is the Seioretary o,f El'.im.>'.EN J!R.Q~W.I\Y, INC., the 
corporation, named in the athadhed ¢1ocurile~t;- • 

('b) t-.his person is the· attesting witt1esa to· the signing of 
this document by the pt:dper corporate_ oi:ficer who is :Robert Covino, 
~he President of the •corp.o:i;-atio.n ! . , , 

(c) this document was -~ighed and delivered by the corporation 
as its volun,tary act duly authorized oy a proper resolution of its 
Bqard of Directors; • 

(d) thts person knows the prop~r seal of the corporation which 
was affixed to this document; and· . 

(e) this ,person signed this proof t6 attest to the truth of 
these.facts. W , . 
Signed and sworn to before 
me on August 27, l998. 

Attorney at law·s111te of New Jersey 

STATE OF NEW JERSEY, COUN'l'Y ,OF MONMOUTH 

Will'l~M;ro'h~~ry 

I CERTIFY that on August· 27, f'!l98, ttilliam Holohan personally 
caf(le before • me and this person a<;ikno\~ledged under oath, to my 
satisfaction, that: 

(a) this person is the Seor.f?tary- of .1~ BROADWAY ASSOCIATES, 
INC., the corporation nameq i.n the atta,ched document i 

(b) this person ,is the attesting witness· to the signing of 
this document by the proper.corporate officer who is Robert Covinq, 
the President of the corporation; • • 

• (c) this document was signed and delivered by the corporation 
as its voluntary act duly authorized by a proper resolution of its 
Board of Directors; . • • • 

{d) ~his person kriows the proper seal of the OOrJ?oration which 
was affixed to this document; and. . • 

(e) this person signed this _proof to.attest to the truth of 
these facts. 

Signed and sworn to before 
me on August 27, 1998, 

·.w~ 
Attorney at Law State ot New Jareey 

w· ·~kbJd-~ 
Will fM.tolohan,Sepretary 



Bora of Freehold 
51 West Main Street 
Freehold, NJ 07728 
(732) 462-4903 

m . . 

Date Issued%\\ }\dt) 
Control# 

Permit#~_ ~.:t_-')7 

'·; coNs7FR~em10N :e_~~-_Mrr ,~~)Uf~E: 
Block '-\.J.,.. Lot \ C • 

Work Site Location: ) ) Q, ~C.0 v=;,c=l 

'R: 

BWIL.:01NG 
1 • t 

□ ~l!WMBING - r .,., 

[u] iEt::EVA:'fi,(:)~B '0E\'i[GES 

□)I E(4E.~TlRJP~~ 
□~ Fl BE PiR0tEGiliiON. 

fillt (G)i],f.1 EB 
•• I -------------------

Description of Work: J)(l~,e_~ A~ c~ .. .:>c-.. ~ ~~ 'e... ~\¾ 

This notice shall be posted conspicuously at the work site and shall remain so until 
issuance of a certificate. 



Borough of Freehold 
51 West Main St. 
Freehold, NJ 07728 

~ 
~ 

CONSTRUCTION 
PERMIT 

Date Issued~) \ \. )..,,, 

Permit#:&" 3' '")t 

IDENTIFICATION 
Work Site Location: 
13 BROADWAY 
Freehold, NJ 07728 

Block/Lot: 42/1 O Qualification Code: 

Owner in Fee: 13 Broadway LLC 
Address: 
33 Ferry Street 
South River, NJ 08882 
Tel. 732-310-0747 

ls hereby granted permission to perform the following work: 
(X] Building [ ] Plumbing 
[ ] Electrical [ ] Fire Protection 
[ ] Elevator Devices [ ] Asbestos Abaement 

(subchapter 8 only) 
Description of work: 
BASEMENT ALTERATIONS AS PER PLAN 

Contractor: NJ ELITE CONCRETE LLC 

Address: 
P.O. BOX383 
SOUTH RIVER NJ 08882 
Tel. (908) 937-7175 
License # or Builders Registration #: 

[ J Lead Hazard Abatement 
I ] Demolition 
[ ] Other 

PAYMENTS 
Building 
Electrical 
Plumbing 
Fire Protection 
Elevator 
Other 

Note: If construction does not commence within one (1) year of date of issuance, or if construction 
ceases for a per;6;'of six (6) months, this permit is void. 
Esitmated Cost df 'I/Jort $ 6,500.00 

DCA State Permit Fee 
Cert. of Occupancy 
Other 

Oa~ 

Credit 
Total 
Amount Paid 

215.00 
0.00 
0.00 
0.00 
0.00 
0.00 

12.00 
0.00 
0.00 
0.00 

227.00 
0.00 

Check# \ ~ \°3, -C"' 
Cash _____ _ 
Collected By ~ 

,'-



Borough of Freehold 

~ 
51 West Main St. 
Freehold, NJ 07728 
BUILDING SUBCODE 
TECHNICAL SECTION 

J 

A. IDENTIFICATION-APPLICANT: COMPLETE ALL APPLICABLE INFORMATION. WHEN CHANG ING 
CONTRACTORS, NOTIFY THIS OFFICE. CALL UTILITY DIG NO 1-800-272-1000. 

Block/Lot: 42/10 ____ Qualification Code: 

Work Site Location: 13 BROADWAY Froohold, NJ 07728 

Owner in Fee: 13 Broadway LLC 

Tel. 732-310-0747 

Address 13 BROADWAY Freehold, NJ 07728 

Contractor. NJ ELITE CONCRETE LLC _________ Tel. (908) 937-7175 

Address: P.O. BOX 383 __ e-mail 

Contractor Ucense No. or Builder Registration No. Exp. Date 

Home Improvement Contractor Registration No. or Exemption Reason (if appllcable): 

Federal Emp. ID No. 842616084 FAX: 

OB S~MMARY {Office Use Only) 

I

. Plan Review 

[ ] No Plans Required 

[ J All 

[ ] Footing 

[ ] Foundation 

l ] Frame 

[ ] Other 
\ 

Joint Plan Review Required: 

Date Initial INSPECTIONS 

Type 

Footing 

Footing Bonding 

Slab 

Frame 

Truss Sys.lBracing 

Barrier-Free, 

Insulation 

Failure 

--
--

--
--
--
--

[ ] Elec. [ ] Plumb. [ ] Fire [ J Elevator 
Finishes - Base Layer --

SUBCODE APPROVED for PERMIT: 

Date: _______ _ 

Approved By:, _______ _ 

SUBCODE APPROVAL for CERTIFICATE 

LJ CO _LJ CCO _[__J CA 
Date:. _________ _ 

Approveo By:_ 

B. BUILDING CHARACTERISTics 

Use Group Present: B Proposed: B 

Height of Structure: ft. 

Area - Largest Floor. sq. ft. 

New Bldg. Area All Floors: _sq. ft. 

Volume of New Structure: cu. ft. 
Max. Uve Load: 
Max. Occupancy Load: 

Finishes - Final --
Energy 

Mechanical 

-.!CO --
Other --
Final --

Barrier-Free 

Constr. Class Present: ___ Proposed: 

If Industrialized Building: 

___ State Approved: 

___ Est. Cost of Bldg. Work: 

.... 1. New Bldg . 
__ 2. Rehabilitation 
...... 3. Total (1 -<-2) 
___ 4. Other 

____ HUD: 

Dales 

Failure 

--
--
--
--
--
--
--
--

--
--
--

f- ----
i(Monthl Day) 
I 

Aplfroval 
I 

-+ -+-

=t 
I 

-j-
i 

-1-
--1-
_J_ 

___L_ 
__ ,_ 
__.L_ 

I 

-I 
' 

I 

lnillal 

$0.00 
$6,500.00 
$6,500.00 

U.C.C. F110 (rfv. 11/09)_ __ _ 
lntemel verslr--------

0ateReceived:07/24/2020 ~ \ )\ \ ~Q 
Control#: 20-000798 

Date Issued: ~ _ ~,-,(\Q 
Permit#: ___ ~---=--~~~ I r 

C. CERTIFICATION IN LIEU OF OATH 
I hereby certify thai I am 1he (agent of) owner of record and am authorized to make this 
application. 

Sign here: ____________ _ 
Print name here: ____________ _ 

D. TECHNICAL SITE DATA 

DESCRIPTION OF WORK 
BASEMENT ALTERATIONS AS PER PLAN 

TYPE OF WORK FEE (Official Use Only) 

New Building 

Addilion 
,;:,,, 

,i'.,;li Rehabilitation 

Roofing 

Siding 

Fence Heigh! (exceeds 6") 

Sign Sq. Ft. 

Pool 

Retaining Wall Sq. Ft. 

Asbeslos Subchapter 8 

Lead Haz. Abatement NJAC 5:17 

Radon Remediation 

!,. .. a Other 

Demolition 

Administrative Surcharge 

Minimum Fee 

0.00 

0.00 

215.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

$0.00 

SO.DO 

State Permit Surcharge Fee $12.00 

TOTAL FEE 

Check# . - ,_ 

7 Cash ~ 
Collected 8' • .., ... 

Applicant when submitting this from to your Local Construction Code Enforcemenl 
Office, please provide one original plus three photocopies. 

. - _._ 
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,i\ 
t 

1. 

Freehold Borough Historic Preservation Commission 
Project Desi.gi:i Review:Applicatioh foi.· a Certificate· of Approoriaten~ss . 

. . . . - . . 

Pr~perty_.fufon::~ti:11!: Address: • ~ ::7:, · '\3~µ-,..t:)\.V~'-1 ~-lock:· '-\; Lot:· Yb ~ _. • 
. . . . . · .. •·. p:~t • t.,l. C - 7.l. l'Oc.AW£¼ HL••1-.J.i_ 

a. 

b. 

c. 

d. 

e. 

. . H1stoncName-(1fKnown}····· · ,_ ·· • 0 v (J Jc.Jt,S.r,q r(!_ 

OwI_ter'snfil:le: 'M-f\~"¥- ··\)_~ ..... l~·'B'\i-P-l:t ,,.. •• 
. ~ • 

Address: ?,, ?:> ,~~ E:"'l?-~ ~-5(-.. 

City: '::>O'~~ ''2-w~. State: '1-l~~ Zip:· 0 ~ (C,°l;,:-

EmaiJ: \1-f~Ol~~f!.c,-f-?( ·Phone~\ <:t4<.(-0tt;'f4~'fax: 
• 0 V\' lT\-e',> ,--('\-e,\::: .. • -----

Year ~uiit (I(Known): • • Architectural style (If Known): ------
Type of Building: -/ Commercial 

Residential 

Industrial 

Public 

_Religious 

_ "tvfixed Use (state types) _____ _..;_. ____ --=--

Ts this a multi-tenant building?~-------· If yes, How many? __ _ 

What was the origina! use of the property? 

What are-the existing uses of the 
property? (Types of businesses) __ (_)...:...f.....cf_\_t...;_sz _______ _ 

R:e_i.<.>1'0.g~~,.:_ Q-'< 

Is the prop~rty listed on any.of the following: 
. . . . 

_ Monmouth County Historic _R~gistry . _St.ate Register of Historic Sites • 

• National Register of Historic Places - . • . . 
If yes have the reports from registry been requested? _ Yes _:_No. If no please reques_t. 

' . . . . 
Have or v.~11 any public incentive programs including tax abatement progr_ms, 

·~~----=grant-p>r-0grams,..loan.pr.o grams,_or-other.p.i1blic.funding~b.e . .use.d.in..theJinandug.Qf..tb,is""""""_~--~ 
f. 

g. 

project?_Yes _No;.· • 

·If yes p1e~se list in detail: ______________ _ 

. . . . . 
Are you applying to the fo.Uowi}1g Fre~hold Borouw Boards for ~pprovals or Pennits? 

_ Redevelopmeo! Authority _./_Unified Land Us~ Board (Specify) '-Di-l' -,.lG._,- • 

_· Governing Body _ Zoning/Construction _ Business Operat~ng Licenses 

• Please. refer to the following ordit1an.ces and reference material~ "for ·details ·con~~ming design 
gddefines. '.The Freel-zold BoroZJgh Sign Ordinance at Chapt~r 15.16; the Fr(!ehold Center Core 

. Redevefopm~nt_Plan, and the Freehold-B~rough Historic Preservation Commissie:n Ordfnance at 
Chapter 2.114; Color r:hart; (Illd Font Lisi.: • • • 

• . P~g~ 1 of-.5 



p.'+ 

. 
,'11. .·• 

2. 

4. 

5. 

Applic:mt W~rmatic~: 
• (Cii-cle one be!ow) 

':-faIUe:· M ~·'2,,)F \J~---t-S~~lbttompany: '1 
Address: ~ ~ ~5'l7--v---"{ : l'.'~--- Owner • 

· Address: . __________ __:_.:__ ___ _;_ __ _ 
City:. ________ State: __ Zip. ~ode: __ _ 

Email: _______ Phone: Fax: ____ _ 

Architectinformation: Name: e{,~7' c..~~ . Company: ·o~u,~-\- CJ_~~'-'- z_.., 

.. Address: , D ·'l...C:"L--\.:~ ~- ·~• 

City: \...i>,.-1.::: \)t,....,~ State:~~- Zip Code: Ol{(.'0 

Emai]: '-:>o.t...h - t:_\ C1'-< \t-phoue:i".>~~lJ'1;b7,'~ax: 
·e·\Ji:..<,~.(Jn.~-<b . ·-----

Engi.ned!r [nformation: Name: • Company:.,--____ ...:.. ___ _ 

Address:' ·----------------------

City:. ________ State: ___ Zip Code:_. __ _ 

Email: Phone: Fax: ----,---

Sign maker Info.i'Dlatioa: Name:. _______ _ Company: _______ / __ 

: Address:. ________ ~----------

City:.· _________ State:. ___ Zip Code:.·_.·_......:..._ 

-~-----~ •=----~-~Emrut.:=-=· =======Ehone;.===~· ,,,,·= .EHx--,· =======,,,.,..-~--

7. Project Infonmttioa; Type of w_i)a-k t·o be dol!le: (Check all that apply}' 

__ ~epairs _Sidew~l.lcs ✓-ADA c·omp~ance _· Fence or E11closes _Windows or poors . 

_Replacement ~iding 

Den'loEtion • l_Painting 

:J._Nevi Constru_ction_Porch 

·_sign(s) • Patio 

_Masonry Foundation· 

'_j__Roof/soffii:s/fasc;a _._Lighting • 

_Deck 

· Storefront 

_. _Gutters/drn:inag~ _Awning/Canopy· _.-·.Molding & Detail 

_· HVAC equipment _·_cornicetrrim· _Shutters 

_ Street/land~cape _Chimney(s) _._Ste~s/Railings • : _. Driveway/curbing __ OTHE;f 

1Be~se fut md.rlatfoim2R ref~ill!'S ~f n~t cha:i;:ked sibov~=--.-------"---------

P21ge2 of_S 



..,._. • ._ t I I, V,-, I lt,J 

. . , , .. 

1 1vv11u1U UVIUU~jll VVII.Jll 
/..)L'-¼U:u:::1/..) p.o 

a. Describe the past, (Extent' Known.); current,' and pr~posed use ofihe property: 
• • • : .. • : ~ .~,-

• 0 ~'1-""lPis.·i.-"---.l VJv~;.-:::;J ~J5. Q~ \-i:>~L--C • (_(t.-<-=-\ • 
•. • . J 

v. 

c. Describe the existing condition of any existing features or materials expected to be removed 
or replaced: • • • 

'T2-tt'\Dv6 ~,i..,~ _ ¼c~""- Cv{.;_-/ /y,.'ff:l. ,;'2'-

----~· -d.,....Qes~r.:ib~0:\\r..ex.istir.Jg~details,~featirr.es,~and.or-mater.ials~will.be..1;est01;ed-=·~=~=====::--~---

K-CV~·'I~'- u,.;-:91..;'f-,.C~ G~~~~-,1~twr .\) i~'i1-. 

~-List in detail al{ consllUction materials ·to be used in the project; include brand names1 mode! 
numbers, colors, etc. • 

• ~-b. y:-· <t"'\~B~t..-,'""-'~ \l.-~1vliV 

•, .. 



1 , ...,._.,, ,._,.,...,.'-"'-•"'""'"'~'I .......... I\.J\I 1->L<-+v:u::-;1..) p.o 

PROJECT REVIEW CHECKLIST AND SUPPLEMENT AL APPLICATION MATERIALS 

. ~ complete appj.ication must include _th<? following items attached-to this :fo~; Applications. 
'>vithout ~e_following information will be deemed incomplete·and will riot be schedule·d fox: review.· 
Attach addii'.foi'la1 p,iges if n~ess~--y. Piease re~ 15 color .copies of the appiication packet and • 
support materials to the Historic Preservation Commission office at 51 W. Main Street.· ·, .·. ,• 

' ~~,or S.it~ p_l~m:, Subdivisions, an~ Va~~nces ~Requir~d: 

I. Full size set of site plans. or survey, if required. • 

~2. FuJI. size set ~f architectural elevatio; plans, ifrequired. · . . · 

73. Color photos of the bl!ilding.an~i adjoicinibuildings .. (all sides of building) 

J 4. Propose1 building eleva~io~s; m_in 1/8.''. == 1' • • 
' . . . 

_ 5. 8 ½ x·· I I c·olor rendering of building elevations. • 

-_ 6, Samples and support material for the 1n:atedals to be used (Recommended). 

B. F9r·Building perni~ts: 

_ 1. Construction Department submis~ions 

_ 2. C~lor.photos.of the building and adjoining buildings.· (All .sides of building) 

_· 3·. A colored side by side drawingirenderiog of the proposed changes and current 
condition.. 

_ 4. Samples .arid support material for the materials t~ be use~·(Recommended). 

C. For Signage, Awnings, and <;anopies:: 

1. A Scaled drawing of the proposed sign(s). (8 ½"_x 11" shop dra,ving tbat clearly 
- indicates·all dimensions and.total square feet.) 
_· '2. A drawing/ rendering of the proposed sign(s) and current sign corn;lition. 
_ 3. Co]or photos of the bt;1ildirtg arid adj~i.ning buildings, including different angles and all 

sides of buildings. • . 
---==-=< . .:. 4. Samples and_ s~pport_ P.1aterial fq_r the materials to be used. (Recm:nmen~ed). 

D. SlJPPLEivfEMT AL SUBMJSSIONS: (Although not required,' these are of great help to the. 
Commission and are ·appr~ciated) •. 

. ... 
1. A vailab[e historic phot~graphs or drawing of the building from local resources. 

72 .. Exis~ng p:mf~ssio~al consultati?~ reports,. s~ey_s~ et~. • • • 

_ 3. Ar1y additi~nal information that. you think will help the co~ssi6n . 

. J q/fJFm that I am the oy.,ner_ DJ 

property and certify th _1h 

Pmge4 of5 



I V~'""'tV.::Jl-~ 1 ..J 1-'·' 

OFFICL-\1 .BUILDING AND CODE DEP .ARTMENT USE. 6~ Y ~ 

Date,ec,;ived: k,l i'l)?o HPC Application# I~ )2o/;;;,;:, j 

Dat~ forwarded to Redev~lopment Authority (if applicable): _____ _ 

Development Authority's Engineers Repo~ (if applicable): ___ _ 

Development Authority's resolution and minutes: ___ _ 

Reviewed under Ordinance(s). m: Cot;Ie: . 2. l lti l-\£ C, 

Conforms to ordinance(s): _·_ YES NO 

If no, What are the non-conformities? ________ ,........:. ______ _ 

~----=--_:________;____-J 



Ja 

TAX LOT 4 
BLOCK 42 

TAX LOT 5 
BLOCK 42 

N37'J6'00°€ 78.65' {Bl.p' DEEO) 

\ 
\ /MU<BIT_/ 

\ 
\ 

(IH' Hf0£ R.O.W. /!CR UAP RU. II) , 

'"' ~ 31 J.:iJ.
N:J. tic: 24GS043 110 

PA, UC! SU075616 
N,V. Uc: 050932-1 

CT, Uc: 70476 

TAX LOT 9 
BLOCK 42 

GENERAL NOlES: 

1. 

2. 

3. 

5. 

6, 

7. 

THIS PLAN IS· NOT A BOUNDARY 
SURVEY. OPK CONSULTING DID 
NOT PERFORM A BOUNDARY 
SURVEY OF THIS PROPERTY. 
BOUNDARY INFORMATION IS 
SHO\\tl PER l.fAP REI'. t 
11-IIS SURVEY REPRESENTS Flru> 
CONDITION.S AS OF 8/l~/2020. 
THE UTILITIES SHO\\tl HA',1; BEEN 
LOCAlED FROM EI/IOENCE 
OBSER>rul ON THE SURFACE 

g~~tH~A[t"Mt~itt?ilr 
W,lERIAt.S; DPK lAND SURVE'r1NG 
MAKES NO GUARANlEES T\iAT 
THE U]1LITIE$ SHO\\N COMPRISE 
ALL SUCH UTILITIES IN lHE AREA, 
EITHER IN-SERI/ICE OR 
ABANDONED. DJ'K LAND· 
SURVE'r1NG FURTHER OOES NOT 
WARRANT THAT n4i:: 

~~~"i'IP~N&~J1f r£' ... ~~1~ 
INOICAlED. DPK LANO ·suR¼:'11NG 
HAS NOT PH'l'SICALL'l'" lOCAlED 
lljE U.NDERGROUNO UTILITIES. 
PREMISES-ARE COMMONLY KNO\\tl 
*~l~~◊~WA y; FREEHOLD, 

~ti&t~~%1ik~ ~i 1
~E 

OFflCIAL TAX MAPS OF THE 
BOROUGH OF. FREEHOLD, . 
MONMOUlH COUNTY, NEW JERSEY. 
THE PRO,,ECT ¼:RllCAL DAlUM IS 
BASED UPON NAl'll 88 DERl¼:O 
USING llTI< RECEIVERS AND • 

}Eiil'-oocuMENT DOES NOT 
CONTAIN A RAISED SEAL OF THE 
UNDERSIGNED PROfESSIONAL. IT 
ts· NOT ,'.N AUlHORIZED ORIGINAL 
DQclJMENT, 

MAP REF.ERENCES: 

1. 1.4,IP Elmru:o "SURVEY Of 
PROPERiY FOR :13 BROADWAY 
A.ALTY, ll.C, Sll\JliIDl 
IN:fllEE!iOLD BOROUGH, MONMOUTH 
COUNlY, NEW. JERSEY: PREPARED 
BY 1110MAS M, ERNST & 
ASSOCIA lES, PliOFESSIONAL LAND 
SURI/EYORS, INC. DATED MAY 27, 
2020. 

GRAPHIC SCALE 

·~· 
( IN FEET ) 
inch - 20 ft, 

1 08 31 2020 REI/ISED PER CLIENT BlF JJH 
REV DAlE DESCRIPTION BY CHKD 

Scale 

TOPOGRAPHIC SURVEY 
TAX LOT 10 
BLOCK 42 

13 BROADWAY 
BOROUGH OF FREEHOLD 

MONMOUTH COUNlY, NEW JERSEY 

• ,·-20• 
Dr. 

T.M. 
-Chk. 

J.J.H. 
·pate· 

8/12/2020 
Job No. 

20-8896 
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HaSEMENT PLAN 
SCALE: 1/4 .. """ 1'-0 .. 

SE:CONO LE:VEL AREA: P20 S.F", 

DESIGN LOADS LL D.I., 

2ND FLOOR 70 PSF 20 PSF 

Ame 70 PSf' 20 PSF 

ROOF 30 PSF 20 PSF 

BASEMENT SLAS ON GRADE 

T.L efil8 
COMPUTATIONS 

90 PSF FlRST LEVEL 

90 PSF SECOND LEVEL 

50 PSF Ame 

BASEMENT 
(HA8rTA8LE) 
COMBINED 
AREA _(_S.F.' 

~1 I ., 

ti 

~ 

ti 

AREA (S.F.) I AREA (C.f.) 

1.221 s.r. I 9,758 c.r. 

1,157 S.F. 19,256 C.F. 

6'-9" 

460 S.F'. 3,447 C.F. I BUI\ PING DATA 

920 S,F. J 7,360 C.F. J USE GROUP 

15'-2." ,. 
23'-l"' 

FIRST LEVEL 
PLAN 
SCALE: 1/4" - 1•-0 .. 

SECOND LEVEL >.REA: '1.221 S.F'. 

WA!! SYMBOi S 

R-4 

"' 
,. 

J,1se s.r. I 2s,e,1 c.F. I coNSTRucnoN TYPE 58 

===== cu:r ... ..uw ,c-c10t'CI 
=Cl1$1".V..lUXl~-IOIDIIIII.UIIC:tD 

-::::o"'~-t•••1•·o.t. 

l!IIE!E ~ni~l,c~ ~ -
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~ 
J 

§! 
~~ 
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~~ 
~~ 
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i. _______ ,, 
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i 
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I 
I 
I 
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I 

T -~ i ~-------,. I ,, 

L.-·--------· 

PROPSED ATTIC 
LEVEL PLAN 
SCALE! 1/4" - l '-0,. 

ATI'lC LEVE:L ARE.4: '•60 S,F. 

ATTIC FINISH NOTES: 
1. ROOF l0 8E INSULATED W/R-21 OR B~ 

~ 

·o 

T 
~ 

.,. 

115'-!)· 

"'-"4-dl ii J. 

0 

z 

u·-o· 

'5'-2" 

\' 
"' 

~ 

0 

' ;,, 

1 

" 

J 

,. 

,. 

¾-'I 

~L j ~ .. IT .,. ] ' ~ ~ ~ 
10·-e· ,•_5~ 

PROPOSED SECOND 
LEVEL PLAN 
SCALE: 1/4" - 1 "-0" 

SE:CONO L.EVEL AREA:: 1,157 S.F°. 

2. ~I.J.AR TIES O 24" o.c. a•-o· A.F'.F, 
3. JNST.W. 1/2" G"l'P8'C). ON \lNOERS!tlE OF' fW'TcRS. I DESIVN [ OADS I LL I D.L. I T.L I C0MPUJAT.0NS I I I 
4, VENT' AAf1tR C'AYmES. - - - -ZNO FLOOR 

,.<\fil6 I AREA _<_sn I AREA (C.F.) I ,(IONS 

70 PSF 20 PSF 90 PSF 9,758 C.F. I FIRST LEVEL 1,221 S.F. 

ATTlC 7D PSF 20 PSF 90 PSF SECOND LEVEL 1,157 S.F. 9,256 C.F. I 

ROOF 30 PSF 20 PSJ' 50 PSF ATTIC 460 S.F. 3,447 C.F. EH,!ILQIN~ ~IA :tl'.811 ~tml~ 

BASEMENT SlAB ON GRADE BA.SEMENT 
920 S.F. 7,360 C.F. I R-4 
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RESOLUTION OF THE IUSTORIC PRESERVATlON ADVISORY COMMlSSION 

RE: 13 £Ctx:cdu :r.u 1 ~~\:b\ 1 L~C., C4PPLICAN1') 

_ 13 A l'OG<cl 1AIO_ '-1 (PROPERTY ADDRESS) 

WHEREAS, . 12. fl>rt.:>J IA)°( ~41 ,LLC has applied to the 

Histol'ic Preservation Commission (HPC) for app1·oval to/for _______ _ 

Do rtiw t 1 \:k,,J; c..f lkvvJ ,(' 1 &>D.£- 1 .'5.c!,~ ¥; C: S 

on property located at -1-3 £,fib .J W<I.Lj 

WHEREAS, "the HPC has· reviewed the application and the relevant documents, and has 
determined that the proposal do~s/does ;not have ~ neg~tive impact on the architectural or 
histol'ic significance of-the property or the historic• clisti-ict, and is/is not consistenfwith the 
Secretary of the Interior's Standard~ for the Treatment of Jw;tcn'ic Prope1\tltls, ·united 
States Department of the Tutetior, w·ashington D.C., !!.S amended and suppl~mented; and 

WHEREAS, ah •• 20 ~, and based upon the 
testimony of ~6-:1.. ll:.A...~~l!)-=-.l]j~llr\'1~~~CJ.'IJ1Jhl-U.l=·t:., 8.J!d -a review of 
the evidence, whic . 

A-1: ________ ~ ________________ __,_ 

A-2:_·------~-------------------
A-3: __________________________ ___;, 

A-4: ____ --,-_ ------------'--....,_----------

the BPC has detennined_'hat the ~pplication may be e/deIDed. _ _ 

~~~FO~, BE IT RE~OLVED, 'ihat-th~ with~ _app~c~tio~ is ·~er~:by ... : ~ •• :·. 
vd/demed, with the followJng recomme~dations: • '"· • • ... - : •. . _ -•• • , • 

tt_v rt}~~Sh \o,G;~CA~~ _ 0>loc 

I 
I 
I 
I 
I 
I 
I 
I 
I 



BE iT FURTHER RESOLVED that the approval is subject to the following conditions,: 

CHAIRMAN: ___________ _ 

Mo~on hv: l¼oAfl e. \.<.trz~.sK: Seconded by: Em;~ lbo le..1 

Ayes_: '2 Nays: . C Absent: • -- Abstain: __ _ 
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1. Executive Summary 

Our residential health care facility, Broadway Family Health Care, is a non - medical home 
care facility in a private residence for the elderly who may be adults or seniors and can't 
take proper care of themselves if left to live alone. The facility will be staffed with one 
licensed home health administrator 24 hours a day, 7 days a week. The home care staff will 
alternate shifts to ensure full coverage from 8 AM to 6 PM. The home health care 
administrator will be on premises 24 hours per day, 7 days a week and will be available to 
provide care and services but not necessarily awake during normal sleeping hours 1 O PM to 
6AM. 

To ensure full coverage additional home care staff will be tasked with various duties 
ranging from meal preparation, housekeeping services, assist,ing residents with medication 
and scheduling, etc. It is important to state that residents of non - medical home care 
facilities are people who don't have need for medical care; it is designed for adults and the 
elderly. The facilities are not expected to accommodate people with medical conditions such 
as autism, intellectual disability, chronic or long-term mental/psychiatric disorder, or physical 
or even multiple disabilities. 

Broadway Family is specifically designed and equipped with the needed accommodation 
facilities to give comfort and security to all our residence irrespective of the religious 
affiliations, their race, or ethnicity. We are certain that our values align with Freehold 
Borough and we will continue to look to the Board and the residents of the Borough for their 
insights. We are proud to support our veterans and our doors are open to the brave men 
and women who have served our country. 

The essential nature of services provided by facilities like ours and the continued growth of 
the aging population has stimulated demand for the industry services. Since the aging 
population are more prone to injury and illness, and therefore require more assistance with 
daily activities, the larger share of senior adults has propelled demand for facilities that offer 
these services. The trend in the industry is that, operators in the industry are now flexible 
enough to adjust their services and facilities to attract more knowledgeable and educated 
residents by incorporating more technology and adapting to new markets. Our facility will be 
the top of the line in regards to the building and amenities provided. 

Broadway Family Health Care is a family business that is owned and managed by Mr. 
Daniel Vaysberg and his family. Daniel Vaysberg, along with a licensed health 
administrator, and professional staff will operate the facility. Daniel holds a Bachelor's 
Degree in Public Health from Rutgers University and is truly passionate when it comes to 
taking care of the aging population. 

2. Our Products and Services 

In all that we do, we will ensure that our residents are satisfied and are willing to 
recommend our facility to their family members and friends. We are in the business to 
deliver excellent services and we are willing to go the extra mile to achieve the shared 
vision of a better Freehold Borough. Broadway Family Health Care will provide a conducive 
home for our residents; we will engage in services that will help our residents complete daily 
basic and simple tasks, such as taking medication or bathing, making dinners, having 



conversations, making appointments, and getting to a day service, budget their personal 
allowance, select photos for their room or album, meet neighbors and "carry out civic 
duties," make emergency calls or inquiries, and exercise regularly amongst other activities. 

The facility will be decorated in an exquisite and elegant facade, and remain in the 
historically relevant style common in Freehold Borough. We will be equipped with 
everything that will make life comfortable for the elderly. We will also install a free Wi-Fi that 
will enable our residents and guests surf the internet with their laptop in the room free of 
charge, and there will be wireless access in all the public area within the lodging facility. 

3. Our Mission and Vision Statement 

• Our vision is to become the new standard when it comes to non - medical home 
care facilities in the whole of New Jersey. 

• Our mission is to build a non - medical home care facility that will meet and surpass 
the needs of all the residents of our facility; we want a profitable and successful 
business. 

Our Business Structure 

Broadway Family Health Care is a business that will be built on a solid foundation. We are 
quite aware of the rules and regulations governing the home care facility industry which is 
why we decided to recruit only well experienced and qualified employees as foundational 
staff of the organization. The staffing regulations will be followed as described in New 
Jersey Administrative Code, Title 5 Community Affairs, Chapter 27 A Residential Health 
Care Facilities. All of our employees will be subject to a background check, rigorous 
interview process, and will be in good physical and mental health, emotionally stable, of 
good moral character and care concerned for the safety and wellbeing of the residents 
(N.J.A.C 5:27A-1.5 2018). Our facility will be subject to an annual inspection by the state of 
New Jersey to ensure that residents, staff, and facility are well taken care of. When hiring, 
we will look out for applicants that are not just qualified and experienced, but homely, 
honest, customer centric and are ready to work to help us build a prosperous business that 
will benefit all the stake holders (Freehold Borough, the owners, workforce, and residents). 

These are the positions that will be available at Broadway Family Health Care; 

• Operator/ Owner 
• Licensed Health Administrator 
• Home Caregivers 
• Accounting Officer 
• Home Care and Sanitation Staff 

4. Job Roles and Responsibilities 

Operator/ Owner: 

• Increases management's effectiveness by recruiting, selecting, orienting, training, 
coaching, counseling, and disciplining managers; communicating values, strategies, 
and objectives 



• Responsible for fixing prices and signing business deals 
• Responsible for providing direction for the business 
• Responsible for signing checks and documents on behalf of the company 
• Identifies, prioritizes, and reaches out to new clients, and business opportunities 
• Documents all customer contact and information 
• Communicates with Home Care Administrator to ensure smooth operation of facility 

and ensure comfort and safety of residents 

Licensed Home Care Administrator 

• Responsible for overseeing the smooth running of HR and administrative tasks for 
the organization 

• Designs job descriptions drive performance management for clients 
• Maintains office supplies by checking stocks; placing and expediting orders; 

evaluating new products. 
• Defines job positions for recruitment and managing interviewing process 
• Responsible for training, evaluation and assessment of employees 
• Responsible for arranging travel, meetings and appointments 
• Oversees the smooth running of the daily home activities. 
• Responsible for managing our residents 
• Responsible for offering home medication management services 

Accountant/Cashier 

• Responsible for preparing financial reports, budgets, and financial statements for the 
organization 

• Responsible for financial forecasting and risks analysis. 
• Performs cash management, general ledger accounting, and financial reporting for 

the organization 
• Responsible for developing and managing financial systems and policies 
• Responsible for administering payrolls 
• Ensuring compliance with taxation legislation 
• Handles all financial transactions for Broadway Family Health Care 
• Serves as internal auditor for Broadway Family Health Care. 

Home Care and Sanitation Staff: 

• Responsible for cleaning the facility at all times 
• Ensure that toiletries and supplies don't run out of stock 
• Assist our residents when they need to take their bath and carry out other household 

tasks 
• Cleans both the interior and exterior of the facility 
• Handle any other duty as assigned by the facility manager 
• Handle food preparation and assist residents during meal times 

5. Marketing and Advertising Strategy 



The marketing and sales strategy will be based on generating long-term personalized 
relationships with our residents. In order to achieve that, we will ensure that we offer top 
notch services at affordable prices compare to what is obtainable in New Jersey. We know 
that if we are consistent with offering high quality service delivery and excellent customer 
service, we will achieve full occupancy within our first year of operation. We will consult 
experts who have good understanding of the home care facility industry to help us develop 
marketing strategies that will help us achieve our business goals. Broadway Family Health 
Care's marketing and advertising strategy is to effectively communicate our brand to the 
population of Freehold Borough and surrounding areas. The following strategies intend to 
promote and advertise Broadway Family Health Care; 

• Leverage on the internet (APlaceForMom, Freehold Borough Forum, etc.) and social 
media platforms like; lnstagram, Facebook, twitter, YouTube, Google+ to promote 
our brand 

• List our business on yellow pages ads (local directories) 
• Engage in direct marketing 
• Leverage on word of mouth marketing (referrals) 
• Enter into business partnership with hospitals, government agencies and health 

insurance companies. 
• Place advertisements on both print (community-based newspapers and magazines) 

and electronic media platforms 
• Ensure that all our workers wear our branded shirts and all our vehicles are well 

branded with our company's logo. 

6. Sustainability Strategy 

Broadway Family health Care will work towards ensuring that all our services are offered at 
highly competitive prices compared to what is obtainable in New Jersey. In view of that, it is 
easier for service providers to bill their clients based on their discretions. Be that as it may, 
we have plans in place to reward our loyal residents especially when they refer clients to us. 

One of our major goals is to build a business that will survive off its own cash flow without 
the need for additional funding from external sources once the business is officially running. 

We know that one of the ways of gaining approval and winning customers over is to offer 
our care services a little bit cheaper than what is obtainable in the market and we are well 
prepared to survive on lower profit margin for a while. 

Broadway Family Health Care will make sure that the right foundation, structures and 
processes are put in place to ensure that our staff and resident welfare are well taken of. 



Check List/Milestone 

• Business Name Availability Check: Completed 
• Business Registration: Completed . 
• Opening of Corporate Bank Accounts: Completed 
• Application and Obtaining Tax Payer's ID: Completed 
• Application for business license and permit: In Progress 
• Purchase of Insurance for the Business: In Progress 
• Leasing of facility and remodeling the facility: In Progress 
• Generating capital from family members: Completed 
• Writing of Business Plan: Completed 
• Drafting of Employee's Handbook: In Progress 
• Drafting of Contract Documents and other relevant Legal Documents: In Progress 
• Design of The Company's Logo: In Progress 
• Graphic Designs and Printing of Packaging Marketing / Promotional Materials: In 

Progress 
• Recruitment of employees: In Progress 
• Purchase of the Needed furniture, racks, shelves, computers, electronic appliances, 

office appliances and CCTV: In Progress 
• Creating Official Website for the Company: In Progress 
• Health and Safety and Fire Safety Arrangement (License): In Progress 
• Opening party/ launching party planning: In Progress 
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SU.RVEY OF PROPERTY FOR: 13 BROADWAY REALTY LLC 

r111<111,.; tl/K PUIWHASE ANDJQR MQRTQAGE OF HEREIN 
DELINcATE.D PROPERTY BY THE NAME PURCHASER, NO 
RESPONSIBILTY OH LIABILITY IS ASSUMED BY SUHVt.YO.R 
FOR t)$E QF SUHVEY FOR ANY OTHER PURPOSE INCLUDING 
BUT NGT LIMITED TO USE OF SURVEY FOR SURVEY AFFIDAVIT . 
RESALE OF PROPERTY, OR.TO ANY·OTHER PERSON NOT LISTED 
IN CERTIFICATION ·EITHER OIRECTL Y OR· INDIRECTLY, 

LOT 8 

LOT 9 

NOTE: THIS Sl/RVEY HAS BEEN PREPARED 
WITHOUT THE BENEFIT OF ANY TITLE REPORT 
ANO/OR SEARCH. THE PROPERTY SHOWN 
HEREON, MAY BE SUBJECT TO VAR)OUS 
EASEMENTS AND/OR "RJGHTS OF OTH_E.RS". 
THIS SURVEY IS SUBJECT TO REVISIONS AS 
SUCH A REPORl AND/OR SEARCH MAY REVEAL. 

NOTE: THIS DOCUMENT IS COPYRIGHT PROTECTED 
ANQ AS SUCH NO PORTION OF THIS WORK M/\Y BE 
REPRODUCED IN ANY FORMAT AND/OR FOil ANY 
PURPOSE WITHOUT THE EXPRESS WRITTEN 
P.ERMISSION OF THE UNDERSIGNED PROFESSIONAL. 

NOTE: IF THIS DOCUMENT DOES NOT CONTAIN 
AN INI< SIGNATURE AND A RAISED IMPRESSION SEAL 
OF THE UNDERSIGNED PROFESSIONAL IT IS NOT AN 
ORIGINAi. AND MAY HAVE BEEN ALTERED, 

" A WRITTEN 'WAIVER ANO DIRECTION NOT 
TO SET CORNER MARKERS HAS BEEN 
OBTAINED FROM THE ULTIMATE US.ER 
PURSUANT TO P.L.2003, c.14(C45:8-36,3) and 
N.J.A.C. 13:40-5.1 (d)". 

THIS SURVEY DOES NOT DETERMINE THE 
EXISTENCE, NONEXISTENCE OR LOCATION 
OF FRESHWATER WETLANDS·OR OTHER 
ENVIRONMENTAL CONDITIONS. 

NOTE: SIJRVEY SUBJECT TO E_ASEMENTS, 
COVENANTS AND RESTRICTIONS OF RECORO. 

NOTE: UNDERGROUND UTILITIES, 
IF ANY, HAVE NOT BEEN LOCATED. 

NOTE: NO INVESTIQATIQN H/1S /.. 
BEEN MADE BY THIS FIRM I/TO·,,. 
CURRENT SETBACK AND/OR ·,. 
ZONING REQUIREMENTS. . . • • 
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SITUATED IN: FREEHOLD BOROUGH, MONMOUTH COUNTY NEW JERSEY 
PREPARED B.Y: THOMAS. M. ERNST & ASSOCIATES, PROFESSIONAL LAND SURVEYORS, INC. 

457 SPOTSWOOD-ENGLISHTOWN ROAD P.O. BOX 221 JAMESBURG, N.J. 08831 
CERTIFICATE NUMBER 24GA27067000 PHONE (73i)- 251 • 1001 FAX (732) - 251 • 9470 

DATE: MAY27, 2020 SCALE: 1• :20' • 

02056630 

CERTIFIED TO: 13 OROAOW/\Y REALTY LLC; 
WESTCOR LANO TITLE INSURANCE COMPANY; 
Ei!,ST COAST TITLE AGENC_Y; 
ROBERT-A. BLANDA, Jr., ESQUIRE; 
BLANDA & BLANDA, ESQUIRES. 
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~~~ 
M.ICHAEL S. LYNCH 

PROFESSIONAL LAND SURVEYOR 
NEW JE~SEY UC._ # 35382 



SURVEY ENDORSEMENT 
(for Commitment or Policy) 

File No. 02056630 

Attached to and made a part of Commitment Number: 02056630 

Exception No. 1 is removed. Exception No. 1 is removed. Notwithstanding any provision in the policy to the contrary, 
unless an exception is taken in Schedule 8, the Policy insures against loss arising from any encroachment, encumbrance, 
violation, variation, or adverse circumstance affecting the Title. The following matters shown on a survey made by 
Thomas M. Ernst & Associates, Inc., dated May 27, 2020, are added to Schedule 8: 

(a) Blacktop Drive and Walkway on, along and outside the property lines 
(b) Mislocation of Fences 
(c) Blacktop Pavement 01i, along and outside the property lines 
(d) Easement Agreement for ingress and egress for the benefit of Lots 10 & 11 In Block 42 
(e) Agreement for a License to use up to 5 parking spaces 
(f) Mislocation of Fences 
(g) Overhead wires crossing the premises 
(h) Shed on, along and outside ~he property lines 

None further. 

This policy does not insure against errors or inaccuracies in the survey with respect to matters which do not affect title. 

This endorsement is issued as part of the policy. Except as it expressly states, it does not (i) modify any of the terms· and 
provisions of the policy, (ii) modify any prior endorsements, (iii) extend the Date of Policy, or (iv) increase the Amount of 
Insurance. To the extent a provision of the policy or a previous endorsement is inconsistent with an express provision of 
this endorsement, this endorsement controls. Otherwise, this endorsement is 'subject to all of the terms and provisions of 
the policy and of any prior endorsements. 

Dated: June 1, 2020 

Odette A. Siggelakis 
Authorized Officer or Agent 

Issued by 
EAST COAST TITLE AGENCY 
202 ROUTE 18 NORTH 
EAST BRUNSWICI<, NJ 08816-1409 
732-828-6500 Fax: 732-249-2635 

Page 1 of 1 
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Westcor Land Title Insurance Company 
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l r. j EI\Sl::MEN'l' /\GREllMENT /u\'V,) -Jvnl \,-Y 
CHGACCT~ 

'l'J:IIS AGREEMENT made this 30th day of April , 1987, is between 
13 BROl\DWA\' ASSOCIM.'ES, INC., a New Jersey corporation with )?l:'.lncipal 

offiaes c/o Robert Covino, 315 Pond rioad, Freehold, ~!onmouth Coun~y•, 

New Jersey, and 11 UROADWZW, INC., a New Jersey corporal:ion with 

principal offices c/o Rober1: Covino, 315 Pond Road, Freehold, t1onmouth 
County, New .Jersey, and provi doll as follow,s .: 

WJ:IEREI\S, 13 DROJ\DWl\V I\SSOCIATES1 INC. is the owner of pr_operty 
located at 13 Broadway, Freehold llorough, I-few Jersey, being also known 

as Block 42, :Lot 10 on Sheet 14 on the Freeho.ld Borou9h Tax Map; and 

WHEREAS, 11 BROADWAY, INC. is the owner of property located 

at 11 Broadway, Freehold Borough, N.ew Jer.sey I al·so known as Bl'.9.,~•p~-f 
:C.ot 11, Sheet H on 1:he current Tax Map of the Boro\tgh ·of Freehold; 

and Nl'"l"OJ?nF"'X'1 
WHEREAS, the above ment:toned properties are contJ..gud/fWiqypl CDVfry 

DLl:1/1(S IJff'It:£ 
each other and each p.resently has a driveway area off of llroad~f.-:l/i .1. 

4 
Jl>N 

(New Jersey State Highway Route 79) which is utilized for ingress and 

egress purposes to each house's parking area in the rear •□f a¢!~ Y t!)' lPOT 
property; a.nd ill!!{f G, CI.AYTON 

Wf!EREAS, 13 BROAllNAY ASSOCil\'l'ES, lNC, did apply to CJJ/'ff[_~OtClfRK 
' ~~~~~ 

Planning Boar.a of the Borough of Freehold for site plan approv~l to 
convert the existing two and one-half story frame dwelling on its 

property to professional offices in accoJCdance with the JeaquirementP 
of the Freehold Borough B-1 office/commercial zone; and 

fiflEREl\S, purouant to the site plan appJ.ioations filed, and 

ii) order to minimize the left tui:n.i.1rg move,n"Bnts int:b and out of these 

p:r:opertias onto aroae\way, and to betttfr control and directionali ze 

traf.fi.c entering onto the properties of each of th.e parties hereto, 

and to better utilize the existing and proposed parking areas to 

the rear of each building for the common benefit of bo1:h property 

owners and to therefore minimize and/oi: ·eliminate any on-street 

parking requirements related to the \l•Se of the buildings ·for office 

-1-
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nnd pro·fessional uses, .the owifers ·of eaoh of said properties -has 

represented to the PlannM1g Doard of the Boroug'h of. Freehold. that: 

they would directionaiize th_eir traffic by having the ingress from 

Broadway for. both buildings be on Lot 10, the same being the property 

owned by 13 BROAOIU\.-Y ASSOCIATES, INC,, and the collimen agrees 'from both 

properties be on th.e pro.perty of 11 BROADWAY, INC,, and thnt ,there 

be provided a driveway l.ink between the two properties across the 
common property line; and 

WHEREAS, U BROADWAY J\SSOCIA~ES, INC, did file an appropr,iate 
aite plan map wit.Ii the Freehold Borough Plannin·g Board prepared by 

Victor Vinegra, P .E., P .r..s., ·date!i January 14, 1987- and revised 

through February 5, 1987 pursua1\t to the Borou.gh engineer's requii:ements 
which shows the above, and 

WHEREAS, the Ji're·ehold Borough Planning Soard at. its 1neetlng 

of February 25, 1987 did adopt a Res.olution approving tb.e preliminary 
and fina·l site pl11n applicnbions of l3 BROJ\OWAY ASSOCIATES, J;NC. 

based on the common drivewa;y aocees • and eg1:"eas and joinder of the 
two parking lote, all ;1,n accordance with t·he· filed site pl·an an.d 

subject to the owners of the two propertiell £Hing a joint nnd recipro
cal easement aettlng forth t-he tei:me and- co11diti:ons of their agreeme.nt 

regarding common in·grese and egreaa-1 atid 

WHEREAS, the ·officers of each of said cco-rporationa h.ave 

considered tlle 1nutual benefits to be created by g~anting mu.tual and 

reciprocal aasementta regarding the conunon driveway and parking uses 
of their premises, and have agreed. therefore to enter into the terms 

-and condi1oions of thia e~11ement agreement by appropriate actions of 

their respective boards of d~rectors, 
NOW, TIIERE~'ORE, in consideration of the mutua.l covenants 

and oonclil:.ions contained herein, and in further consideration 0£ 

the sum of ONE ($1,00) DOLLAR in hand paid by each party to the other, 

the ~artie~ do hereby agree as follows: 

1. The grantors' names which are set forth above, being 

the owners of Block 42, Lots 10 al!d 11 on the J:'reehold Borough Tax 

Ml.lp, clo hereby ench agree to build, construct, retain and maintain 

a driveway area being at least twelve (12') feet in width along the 

D B4.7 52-0 9,4 3 



southerly property line of eac}t of the above n,entiorie,;I lots ,,nterins 

from Broadway on Lot 10 and eliiti11g onto llroad,~ay 'tin Lot· 11 f<>r the 

joint and mutual benefit 0£ each 0th.er. 

2. The parties do further. agree that the parking areas to 

the rear of each of the buildings may be used i-n common by the occupants 

and ·visitors to each of the buildings on each of the lots refer-red to 
above on an overflow parking basis. 

3. The parties do hereby agree that there shall be constructed 

and built ·anti maintained a fifteen (15') foot wide bituminol,ls asphalt 

driveway ~etween the two parcels of property linking the two parking 

areas at a poi~t approximately twenty (20') feet from the rear (westerly) 
property Hne of each of the propc,:tiee. 

4, The parties do 'hereby agree that eaoh party 5ha11 build, 
construct and maintain the dr5.veway area oil their own property as well 

as the parking area to the rear of their property for the joint and 
mutual benefit of themselves and the othe; party, and that 13 BllOl\DWAY 
l\SSOCil\TES, INC. shall build, construct and install the fifteen (15 1) 

foot wide interconnecting driveway between the two parking areas, all 
as shO\m on the aforesaid site plan map which was filed with the 

l3or6ugh of Preehold, and as shall be actually constructed on the 
properties. 

5. The parties do hereby agree thereafter that each party 

shal.l maintain in a 'free, clei3r and unobstructed manner the easements 

granted herein for the joint and mutual b0nefit of the parties, 

6, Tlle parties do £1,1,:1;.her agree that in the event that the 

parties no longer wish to maintain the joint and reciprocal easements 

provided for herein for the mutual benefit of the parties, then in 

such event, and if the pnrtie13 can agree in writing to the discontinuance 
of the easement, the same shall not be effective unlesa and until the 

Planning Board of the Borough of Freehold has agreed by Resolution to 
the elimination of thi-s easement ancl the inte;;c·onmloting drivew~y 

between the parking areas .is .actuall:y aepc.tated by. removal of the 
bituminous pavement, or by the installation· of fencing, or some other 
barrier, The afore.said approv-al of the owners 6£ the properties 

and the Planning Board of the Boroug·h of Freehold shall be evidenced 
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by a Deed ·or othe.r <locumenb e·liminating the easement with a copy 0£ • 

the appropr~ate approval Resolution of the Borough of Fre~hold Planning 

lloa~d and/or Board 0£:Adjustment, an4/o't other governmental authodty 

at auch time which has siroilar zoning and plannin(J approval powe.rs 

as are ptesently provided for in Title 401550 of the.New Jersey State 
Statutes. 

IN WITNESS WHEREOF, the undersi-9ned p.art.:los have set f·orth 

the appropria-te -signatures' and seala o; the corporai;e e:nti·ties th.:.u111l, 

day and y_ear first above ·wdtten, ' /~:/~~-~,:.,.;~i:t·\ 
• 1.3- socIATE:S, i i'4c\ :-•, :~l ~ 

Attei,t: ,~/•;:/~~\~f .:J 

STATe OF NEW JEnSBY I 

COUNT11' OF MONMOUTH 
s.s. 

ent 

BE.I'l' REl-!EM.BERED, that on March , 1907., befor'e me, the 
subscriber, a Noile.ry Public, personally appeired l{J;i,i,IAM J. l!O;LOHIIN, 
who, bei-ng by· me duiy sworn on .his oath, deposes and makes proof to 
my sati!;lfact-ion, \:hat h.ti!,iB the SecretaJ:y of 13 Broadway Associates, 
Inc. and 11 Broadway, lpc,r tll-<1t Robert Covino is the pnesident of 
both corporations J\ained in tire- within dooument1 that tire execution, 
as well as the maidt'I\I 0£ this document, has. been duly authorized by 
proper resol\ltions of the boru;dli ot directors of the said oorporatione; 
that deponent well knows the corporate seal of both corporations; and 
that the seals afJ:i>1ed hereto a1·e the proper corporate seals and were 
hereto affixed and said document ·signed and delivered by said secretary 
and president as and for the voluntary act and deeG of said corporations, 
in the _presenc>;i,;Pf•;:.~'W,,"1'-\~;t, who ·thereupon eubacr.ibed hie n-arne as 
attesting Wi

0
t~.~~S:;, •• •;,:• .. ,.': 1 ,.;'.o.} ~ ) ~ ~ \ \ 'e 0 

s"""°' to and su)'!~_c.fi!X:fl,'. •1 ,'•, .. • •• \.-\., 4 ,u 1 ,.,~ .• Tu L·'h. ,.......,_, 
befoce rre this /,)l:\W\y of t '. ,; : WILLt. AM J. ::o· OLOli N 
1tp1,I., 1907, 

0
\ "' ., ..,: , ~ • ( 5 
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• 1 • COMMONWEALTH TITLE 
:,·• • 64.WEST MA.IN.SI 
AGREEMENT, 'FREEHOtP, NJ_ 07728 • 

!Ill 111111111111111 
320511 

' ' IJ,~oYqfd;J. ' 
THIS. AGREEMENT, made this 21th day of• Allgilst, 1998 bet\•1een· 

~?:,E~~ BROADWA"?, :C1'1C,,, a New Jersey corpo:i:-at.ion, • (here~nafter 
~0111et1mes referred to as 1111 B.roaqway-11) afil ·owi:ier of the property 
located at 11 Broadway, Freehold, New Jersey and shown op the Tax 
Map of the Borou_gh of Freehold qS Bloc,k 42, Lot. ll1 13 l,RQADW,!\.;l 
ASSOCXATfilS,. +NC., Fl New Jersey·aorporation, (here:!-nafter ;:;ometimes 
re.f;erred to as 1113 Broadway 11) whic]:l owns prope:rty lom~ted at 13 
Broqdway, F·reehold,. New Jersey· and snown on the •rax Map .qf the· 
Bo:r.ough of Free4old as, Block 42, L,ot 10 1 and ~oiqy Ofll>™ALuERE 
tµ1d/or his 11ssign, 23 Kilmer Dr~ve, Morganville, New iJeraey 1 who is 
the purchaser of. the property located at 11· 1.troadl'{ay, Freehold 
Borough, N~?J Je:tsey from :t.1' aroadway, .Ind. ; • 

WHEREAS, the propertie~ oymed by ii BROADWAJ!' and i3 B~OFµ;iWAY 
are 9ontiguous to each other, and pre13entl:y. share common ingress 
and egre:ss pursuant tc:r an Easement ,Agreement between the parties 
dated April ~o, 1987 .and recorded in the Clerk' fl Office of the 
County of Monmouth on May~, 1987 'in Deed Book 4752·at page-9.42, 
which Easement provides :j:or common''-par-lfing areqs on both properttea 
for their mutu_al benefit 011 an ove;rflow parking bas.i.s as well as 
cross aooess, ingress and egress; and • 

:WHEREAS, ·11 BROADWA)r alao eµtered into a s.eparate Elas:ement 
Agreemep.t with Gertrude IC. Saker·; the owner pf. Block 42' 1 Lot 12 :in 
the Bo:i;-ough of Freehold·, .County of 'Monmouth and St.ate of New JerBE:lY 
on October 10., 1992 which Eaaell'Jent was recorded in the Clerk's 
Office of the Cpunty of Monmouth on , November 4, 1.9'94 in Deed 
Book 5177 at page 6171-and 

WHEREAS, said Saker I!Jasement provides for· the use of the 
driVf:Way on 11 Broadivay for common egr.eas bel,;ween 11 BroFtdway and 
Gertrude saker' a property· located at 9 ·Brocidway 1:1ubject to the•duty 
of aa:l.d Gertrude' Saker, her suocesat!rs, assigns and transferees to 
maintain tl'le common • d:d veway, including the re-paving and/ or 
res~aling of the same as may from time to time be reqt1.ireq and as 
set' forth in the. recorded Easement I an~. 

WHEREAS, AN'l'HONY CAMMALLERE is riow pu'rohadng the property 
known as 11 Broadway (Block 42, ·Lot 11 on t;;l,e Freehold Borough Tax 
Map) from ELEVEN '.aROADWAY, INa"' .... ana··naa requested the dedf~:'1t~on of 
aerta-in parking spaces located at 13 Broadway ·for ,the use and or 
benefit of the owner of 11- B.:i:-oa4way1, and • 

WHEREAS, 1'3 BROADWAY ASSOC!A'l'E:S, :t;NC, haa agreed to grant the 
owne~ of 11 Broadway a license to uae up to five (5) pci:r.king spaces 
on the property lcnown as 13 Broadway i·n consiqer.ation ~o·;i:-~ffOli'Y 
Cl\MMALLli:RJ!l oon:struoting an additional f:Lve (5) park:l.ng spo1ces on, 
the property known as J.;3 Broadway at tl'ie said ANTUONY c~r.E1RE'111 
sole cost and e:Kpense; 

NOW, THElREl~ORE, J.n consideration ·of the mutual cove.nap.ts qnd 
conditions contained herein, the parties he:i;epy agree as follows: 

1, ';['he parties hereto do hereby ratify. . and reconfirmr as 
their :l.n,terests may apJ?.ear, the te~ms and conditio~e of the two 
recorded Easements. referred to above :a.nd the te:i;ms and conditions 
contained therein. 

2. ·11 B~OADWA°'.(, INC. and 1'3 BROADWJ\.Y AS~OCIA'l'ES, INC. do 
1'er13by grant to ANTHONY CAMMALtERE; his suace·sso:r.s, transf;erees and 
ass.igha ·a l;i.cen1Je to utilize the five (5) e:idstirtg, parking spaaea 
currently lqcated on the northwest co~er of 13 Broadway (Block 4~, 
Lot 10 on the Freehold Bor.ough·Tax Map) as shown on the survey •of 
Block· 42, Lot 11 attached };le.):eto as '':Area Subj·eat to Pa:i:-king 
l'.,icense"; 

3. In consideration of the gra~t s,et forth above, ancl as a 
p:i:-e-cond:1.tion to its ":JffectivenE:ss, ~TUOffi!' CAMMl}.L:t.lllRlil 1;1hall 
const.r:u<;it on the property of :J.3 BROADWAY ASSOCIATES, J:NC, with;n 
the exist~ng·grassed area shown on the attached map aa 11a:i:-ea in 
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whioh proposed 5/6 car parking lot is to ne oonstructed'i five (5) 
to s.ix (6) parldng space_s as site 9ondi"t:l.ons perm:i.t-, at· the sole 
cost and expense of ANTHOlilY CAMMl!-1'.LflRE. .said area for pit:i:-king 
spa9e~ sn~~l be -cleared an~_the appropriate parking lot sub-base 
mater:i,als shqll .be inatalled and final pavement added and 1:1t·ripeq 
to. the. same ·quality as the ·exis'ting -adjoining parking a:i::1:1a, • As 
part of the cons-truct.!.on, tlte existing wa.lkw&y to the· ·:rear of .13 
Broadiiay shall. remain; • anq a graaa ·medi~n along the drJ.veway op: the 
northwest side of the building shall r~main, • , • 

• •. ,_4, In additk>n to· the above, as part of the conditionf:l of 
this AgreemC;Jnt between the parties, l:)Lll:V~N :J,lROMlWAY, l?-l'O, .ancl 
13 13.U,01\bWAY .ASSOdIATEJS, lNC, qo hereby graht to ~iIONY' C~LTiERE 
the right to remove • trees within an .. area sl'Jown on the attached 
sketch aa 11area :i,n whicti trees niay be 'remo-v-edll wJ:iicp area ll1~Y t:hen 
either be grass~d,· landscapeq or payed over by AN'f~Om C~w~RE 
tq enhance the cross acpeas betwee~ the ~ropert1es, • 

5 ,, Upon complet~o'n of the: r,enova~·io.ns providag for herein, 
ancil th~ closing of title to -the property between n:r.E~ll BROADWhY, 
I~C. and .l\NTHO);n' CAMMJ\L~E~E; the parties hereby agree that 
thereafter ANTHONY CAMMALLER.E, his sudciessors, transfe:i;ees and/or 

- assigns ~hall be responaibl'?· for· the mairitem1nce of the dr~veways 
gnd park1ng areas on Block ~2, Lo~ 11, as well a~ t~e a~ea of t~e 
c:i;oas access. driveway betwe~n Lot 11 anq Lot 10, find the five (5) 
parking apac~a area on which the license· to utilize for parking 
p4rposes has. been granted by 13 BRO?illWAY A~~OC+A~ES, INC,., by this 
Ag·reemei:t . , • 

. 6, 13 BROADWAY· ASSOCIATES, -x_;:i·c, ~ha:i.-1 b:e re,aponsib'le· fo:r. the 
maintenance of all parking and"d:dveway facilit:ie~ located on Block 
42, Lot 10 including the .newly cre-ated pa'rking area anq tne ·common 
usage entrance driveway from Broadway, e:x:cept fo:i:- the fiye .(5) 
parldng spaces to whi'ch a license !"!as· been grant.ed to JUf.l'J{ON',{ 
C-l\M?il\Ll'.iERiil, his transfe:r:e·es, sucGessora ari!i assigns, apd the 

•. connecting driveway between the. t.~o pr.ope:l!'ties refe:i:-:i:-ed tp above, 
The parties do hereby agree that this AQreement ~a to be reqd in 
pari materia with the prior j-oint and -~~ciprocal easement betwef\!n 
ELlWEiN l3ROADWAY, INC, apd· :J.3 BROAllWAY AS,$0ClA!fES,, INC, recorded 1n 
1987, ~eferred to abqve, which agreement is ratified apd 
reconfirmed 1 except for any speaj:fia contrary agreements agreed to 
by the part~ea herein. • ··- • 

lN WITWSS WHEREOF, the undersigned ,pa:i:-t:I.E;.1s have set the~:i;
appropriate riand al'}d seale. the day and.year f:l.rst 1:1bove wr:j.tteq, . . . 

Attest: 

Attest: 



STATE OF NEW JERSEY', COUNTY OF' MONMOUTH 
,' 

I CER'J.'IFY ~hat oi:i August 27 1 1998., William Holohan personally 
came before me and this person acknowledged under oath, to my 
satisfaction, that: 

(a) this person is the Seicreta.ry o,f El'.il'¾V.EN l3R.OJffiWA.Y, INC,, the 
corporation, named in the attached pocume-pt;- .. , 

(b) bhis person is !:'he· .attesting witness to- the signing of. 
this document by the p:t,oper corporate officer who is Robert Covino, 
~he Presid~nt of the •corpQJ;-aticm1- • , , . • 

(c) . thi·s document was .13ighed.-and delivered by the corporation 
as its volun,tary act duly aut.horized .oy a proper resolution of its 
Board of Directors; • 

• (d) this person knows .the prop~r seal of the corporation wh:ich 
was affixed to this document; ,and· . . 

(e) this person signed this proof t6 attest to the truth of 
these. facts. . \ , . . 

WJU.,-=\kf~ 
Signed and sworn to before 
me on August -27, l.998. 

Attorney at law·s1ata of New JefS/Jy 

STATE OF NEW JERSEY, COUNTY ,OF MONMOUTH 

"'W:-,'i.,,-1""11:-ra~irt;':'. -~Holohan, Secretary 

1 CERTIFY that on August· 27, :t!l98, ttilliam Holohan personally 
came before • me and this J?erson a9knmvledged under oath, to my 
satisfaction, that: . 

(a) this person is the Secr~tary of .l~ BROADWAY ASSOCIATES, 
INC., the corporation nameq i,n the att~ched document; 

(b) this person ,is the attesting witness· to the signing of 
this document by the pl('oper .co:i:-porate officer who is Rober1;: Covinq, 
the President of the corporation; • 

• (c) this document was signed and delivered by the corporation 
as its voluntary act duly authorized by a proper resolution of its 
Board of Directors; . • ' • 

{d) this person knows the proper seal of the corJ?oration which 
wa·s affixed to this document; and, . • 

(e) this person aigrte.d. this l,5roof to .attest to the truth of 
these facts. • 

Signed and sworn to before 
me on Ausust 27, 19.98, 

·.w~ 
Attorney al Law State of New Jersey 

WAf---.\sb--e~~ 
William.Holohan, Sepretary 



... 
Bora of Freehold 

.._. 51 West Main Street 
i. Freehold, NJ. 07728 

(732) 462-4903 

ITB 
~ 

Date Issued~\, )\dt) 
Control# 

Permltll~ _ ~~,, 

YL -~ • - - _ .. co.NSrRij~T1q~-~~~J:Tff ~QTY1pv~ 
-. Block '-\;L, ' -.' - Lot \ C • -.! 1 L - ~ r r - 1 • - • .. ,. 
• Work Site Location: Y3 V, C\:IC.Y& ~~ + ~ 

~ AUTH~IZ~OR: .. 
• ~: gr tQl!.IJl£BING 

_; • a.:; 
• , .-. "

1
Ell -lEl!UMBING . . f • • < -

E~,FillCAE 
a~.- ;~• ~~~Bfl0TE6TI!IQN. 

- . • -t 

·-I-~~· P~;, EL1;1/Ali0_BOl1>EVl~E-$: 
I ..._ 

~· .: _....._ r 1 "'; 

l • • I -

~ -
-

- I -
.- Description of Work: Do...)~~ A~~~"~ ~~ ,~ ~\¾ . , 

~ .. 
• 

i.· -
. -'I--
• • I I 

'~ I!.,. •• ... ' . -
This notice shall be posted conspicuously at the work site and shall remain so until = 
issuance of a certificate. 



Borough of Freehold 
51 West Main St 
Freehold, NJ 07728 

[IS 
~ 

CONSTRUCTION 
PERMI.T 

Date Issued!:,)\\. \~ 

Permit#: ct:o--" ~ ')l 

IDENTIFICATION 
Work Site Location: 
13 BROADWAY 
Freehold, NJ 07728 

Block/lot: 42/10 Qualification Code: 

Owner in Fee: 13 Broadway LLC 
Address: 
33 Ferry Street 
South River, NJ 08882 
TeL 732-310-0747 

Is hereby granted permission to perform the following work: 
[X) Building [ ] Plumbing 
[ ] Electrical [ ] Fire Protection 
[ ] Elevator Devices [ ] Asbestos Abaement 

(subchapter 8 only) 
Description of work: 
BASEMENT ALTERATIONS AS PER PLAN 

Contractor: NJ ELITE CONCRETE LLC 

Address: 
P.O. BOX383 
SOUTH RIVER NJ 08882 
Tel. (908) 937-7175 
license # or Builders Registration#: 

[ J Lead Hazard Abatement 
I ] Demolition 
[ ] Other 

PAYMENTS 
Building 
Electrical 
Plumbing 
Fire Protection 
Elevator 
other 

Note: If construction does not commence within one (1) year of date of issuance, or if construction 
ceases for a per~ six (6) months, this permit is void. 
Esitmated Cost It '{J/or~: $ 6,500.00 

DCA State Permit Fee 
Cert. of Occupancy 
Other 

Da~ 

Credit 

Total 
Amount Paid 

215.00 
0.00 
0.00 
0.00 
0.00 
0.00 

12.00 
0.00 
0.00 
0.00 

227.00 
0.00 

Check# \ ~ \'3, -C:: 
Cash _____ _ 
Collected By -~ 

1-' 



Borough of Freehold 

~ 
51 West Main St. 
Freehold, NJ 07728 
BUILDING SUBCODE 
TECHNICAL SECTION 

A. IDENTIFICATION-APPLICANT; COMPLETE ALL APPLICABLE INFORMATION. WHEN CHANGING 
CONTRACTORS, NOTIFY THIS OFFICE. CAU UTIUTY DIG NO 1-800-272-1000. 

Block/Lot: 42110 ____ Qualification Code: 

Work Site Location: 13 BROADWAY Freehold, NJ 07728 

Owner in Fee: 13 Broadway LLC 

Tel. 732-310-0747 

Address 13 BROADWAY Freehold, NJ 07728 

Contraclor. NJ ELITE CONCRETE LLC --·-···· Tel. (908) 937-7175 

Address: P.O. BOX383 __ e-mail 

Contractor License No. or Builder Registration No. Exp, Date 

Home Improvement Contractor Registration No. or Exempllon Reason {If applicable): 

Federal Emp. ID No, 842616084 FAX: 

'09 S~MMARY (Office Use Only) 

. Plan Review 

[ ) No Plans Required 

[ l All 

[ ] Footing 

[ ] Foundation 

[ ] Frame 

[ ] Other 
·, 

Joint Plan Review Required: 

Date 

[ ] Elec. [ ] Plumb. [ ] Fire [ ] Elevator 

SUBCODE APPROVED for PERMIT: 

Date: _______ _ 

Approved By:. _______ _ 

SUBCODE APPROVAL for CERTIFICATE 

LJ CO _LJ CCO --.L] CA 
Date:. _________ _ 

Approved By: 

Initial INSPECTIONS 

Type 

Footing 

Footing Bonding 

Slab 

Frame 

Truss Sys./Bracing 

Barrier-Free 

Insulation 

Finishes - Base Layer 

Finishes· Final 

Energy 

• Mechanical 

... :rco 
Other 

Final 

Barrier-Free 

Failure 

--
--

--
--
--
--
--
--

--
--
--

B. BUILDING CHARACTERISTfCS 

Use Group Present: B Proposed: B 

Height of S!ructure: ft. • 
Constr. Class Present __ Proposed: 

Area· Largest Floor: sq. ft. 

New Bldg. Area All Floors: sq. ft. 

Volume of New Structure: cu. ft. 
Max. Live Load: 
Max. Occupancy Load: 

If Industrialized Building: 

. ___ Sfate Approved: ____ HUD: 

_, __ ,Est. Cost of Bldg. Wark: 

..... 1. New Bldg . 
_,_2. Rehabilitation 
..... 3. Total (1 .., 2) 
___ 4.0ther 

,----·-

Dates \cMonth/ Day) 
I 

Failure Ap~roval Initial 

-- -+-
-- -+-
-- ----i-

-- ---l 
I 

-- --;-
i --
' ' -- --!-
I -- ----,--

-- ____L 

-- --'-
-- ____J__ 

I 

~ 
I 

$0.00 
$6,500.00 
$6.500.00 

U.C.C. F110 (rjv.11/09)_ __ 
Internet versl n ________ _ 

0ate Received: 07124/2020 ~ \ )\ \ ;>,,o 
Control#: 20-000798 

Date Issued: ~ - ~-..1(\0. 
Permit#: ___ c./ __ ~--==----~-~ U f 

C. CERTIFICATION IN LIEU OF OATH 
I hereby certify lhat I am the (agent of) owner of record and am authorized to make lhis 
application. 

Sign here: _____________ _ 
Print name here: _____________ _ 

D. TECHNICAL SITE DATA 

DESCRIPTION OF WORK 
BASEMENT ALTERATIONS AS PER PLAN 

'TYPE OF WORK FEE (Official Use Only) 

New Building 

Addition 

1i~lj Rehabilitation 

Roofing 

Siding 

Fence Haight (exceeds 6") 

Sign Sq. Fl. 

Pool 

Retaining Wall Sq. Ft. 

Asbes1os Subchapter 8 

Lead Ha.2. Abatement NJAC 5:17 

Radon Remediation 

, ... , Other 

Demolition 

Administrative Surcharge 

Minimum Fee 

0.00 

0.00 

215.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

0.00 

$0.00 

SO.OD 

State Permit Surcharge Fee $12.00 

TOTAL FEE 

Check# v "-J ,_, '4 
Cash ')fv.i. 
Collected B· 

Applicant when submitling this from to your Local Construction Code Enforcement 
Office, please provide one original plus three photocopies. 

... :~ 



,i\ 
t 

Freehold Boi·ough Historic Preservation Commission 
Project De~iw!-Review:Applic2tioh fot· 2 ~ertificate· of Appropriaten~s~ . 

• 1. • Prl}pe.rly_L-:form::ri:m: Address: -\ "?j · \-?~f)..(~'-"i'¾"'/.. • B.lack:· 'j; Lot·, b · · · 
I ·, • • .. •·. • • Q_~.t.:i •• 1,,-l. t_: - ~ '1:)a_dfo~ ~"-."1'-J..i_ 

a. 

b. 

c. 

d. 

.- . H1stonc Name·(1fKn0wn}-·· - • .. •· • 0 u (J tJc.Jt,.S.£4 I'(!. 

Owner's nm:ie: 'M ·~'f->~¥-• ·\}_~"-l ~·~'li~f · ... 

Address: '?; ?:l 9 ~~.!C~ e.!-s("' 

City:":.~~~ 
1

"-'\.V~. State: µ~~Zip:~ 

Email: \l·-rnc,.-("\t..@..e;,•~ • Phone: i <t~~4t;9'4~'F°ax: 
• O~nr,-e~.-1'\-e'.t .• • -----

Year ~uilt (I(Known): • • Architectural style (If Known): 
------. . 

Type of Bl;I11ding: ·J Commercial 

Residential 

Indusfyial 

Public 

_Religious 

_ l\1:ixed Use (state types) 
·------'----------=--

Is this a multi-tenant building?_. ____ . If yes, How many?_-=--_ 

What are the existing uses of-the 
property? (Types of businesses) Df"f\ '-~ 
Wbat was the original use of the_p_ro_p_e-rty~?-n-, t....:-1:a_l-S-_)_"+">_6_~_)_-,i,;_'1...-__ --Q--<, 

e. Is the prop~rly listed on any.of the following: 

_ Monmouth County Historic _Registry _St.ate Register of Historic Sites 

• National Regjster of Historic Places - . ' .. 
If ~es have the reports from registry been req~ested? _Yes _:_No, If ~o please requ~s.t. 

Have or ·will MY public inc.entive programs including ta."< abatement progr_~s, 
=---=gr;ant~Je>r4,gr:amsrloan.pr.ograms,_or-otlte1:..p.i.tbliduruling~he...use.din..theJin.an~iug_of..t]Jj_s 

project?_Yes _No;.· • 

f. 

g. 

)f yes _please list in detail:_-c--------------

P...re yo~ applying to the fo.Uowiyg Freehold Borough Boards -for ~pprovals or Permits? 

_ Redevelopmeo~ Authority _.J_Uuiiied La.ri.d Us~ Board (Specify) '-Di~, rlG, • 
_· Governing Body _ Zoning/Copstruction _ Business Operat~ng Licenses 

... 

• Please refer to tlte following ordi1iances and reference materi~ls "for ·details ·e-0n~~ming design 
gi:ideiines. The Freehold Borou,gh Sign Ordinance at Chapt~r 15.16; the FnJehold Center Core 

. Redevelop~(!nt_plan, and the Freehold Biro_ugh Historic Preservation Commissiqn Ordfnan~e at 
Chapter 2.114; Colorr::hart; and Font List.. • 

• . P~g~ 1 of-5 



J-'•' 

• ' ' .... \. • ·'• 
' 

. . . 
2. ~pplicaiilt fuf~rmatfo~: Name:· M ~-~~ \Jl\---t(;~company/1. ,~~Vi'-"""°b ~~r:.::j"? LL&· 

(Cfrcle one be!ow) • • 
Owner • Address: ? ~ ~~~-i'C-{ .-~--

'f en:llmi City: ~D~~ '2i..,'\I~ State: 1-\~- Zip c"ode: ty-1#--r-..--
Email: '\)'!Y"'O.'f ¥--~ : Pb.one: ~~l\-~"'\14~1 Fa'x: 

. . . c,-v,¾r:,,-n\"~..-,"Y'~¾ - _-,-.-----
Omt!·acfoi• Inform::Jtion: Namt: . C~mpany: • • --------

· Address: __________ __:,_:..._ ___ _,__ __ _ 
City;. ________ . State: ___ Zip. ~ode: __ _ 

Email: _______ Phone: Fax: -----
4. Architedlnforniatiol!I.: Name:(::'{,~ C..~- · Company: ·0-~L,.,~--,-Ci-~~'-'- t ............ 

.. Address: , D ~c~\..~{> ~- _ 

City;'-.i>t.\t;.: \)-1)~ State: ,4.:>._ Zip Code: 0-W--G 
Email: \>'-",t..h - c\ 0 ,-< \~hone:i~?.°''1?7;'fll.l~ax: 

5. Engine.er hlformation= 
·e ·\J-c._,yr.-01n.~-<,t; . ·-----

Name: • • • Company:.,-----------'---

Address':· --------------+--------

City: ________ • State: ___ Zip Code:_. __ _ 

Email:. _______ Phone: __ ~~- Fax:·--,-----

S:ign mm.leer fufo:i'ntatiou: Name:. _______ _ Company:. ______ -,L---

:Address: ----~-----=--------------
City:.· _________ State.· ____ Zip Code:-_·--=--

~=--~~-------Email:-- Ehone; ,_____:_,Eax:.==~===----~--

7. Project fuform!9tfoa; Type of w_9rk to be done: (Check all that apply}" 

_Repairs -~idew~llcs f ADA Comp~ance _· Fence or Encloses _Windows or poors . 

_Replacement ~iding- _l'vfasonry Foundation· _Deck 

_Demolition • LPainting "j_Roof/soffits/fasc;a _._Lighting • _· __ Storefront 

_J._Nevi Constru_ction_~orcn _. _Gutters/dra'inag~ _Awning/Canopy· _·-·.Molding & Detail _ 

·_sign(s) _· Patio _ • fIVAC eq!fipment _·_cornicefTrim· _Shutters 

_su:eetJlancl~cape _Chimney(s) _._Ste~s/Railings • '._.Driveway/curbing __ OTHElt 

1He~se llil~ mdrlati®i0..ft[ re1r~airs fln~t cbe,=~ed si_hov~:..,. ______________ _ 

Pzige 2 of.5 



a. Describe the past, (E:ct~irt ~own); current; and pr~p~sed use o:f ih~ property: 

·01Z-,23'11~~xi.-'---t V:Jv~-;;J r~;;-- ¼-ise>\~-~"t~~ • (((-~,) • 
•\ 

"· 
c. Describe the existing condition of any existing feaTI:ll"es or m~terials expected to be removed 

or replaced: • • • 

''fZ.tt'\D~ ~,,._,4" - Q_:;s)'l.~ E~~~ /~~ ,:'2'-

-!!1.,_L)essrib~Gw~ex,isting-details,-featur.es,~anci.or-mater:ial.s~will-be.,,restored-='--=======~--"---

K G'f"~•-i "f'- u;.;sv-1.,,~~~ ~)t_~i ... ~-11~t4 .\J 1~'it--

. . 
e. List in detail aU cor!struction materials ·to be used in-the project; include brand names! model 
- numbers, colors, etc. • 

• 4-~ ¢ < '""~~~L.:'\"'lv~ Q.~y,.;l)y 

.... 

~z.@~':> \\/r7u-b • Yv L, • 0'6L-t- j2"l!,11-c-:->~~~~--
?age 3 ~f 5; 



PROJECT REVIEW CHECI(LIST AND SUPPLEMENTAL APPLICATION MATERIALS 

. A complete app!.ication must include _th'? following items attacned-to tins form:.-Applications. 
11.•i.thout ~e_following information will be deemed incomplete·and will riot be schedule·d for review.· 
At"iilch aclditicma1 p,1ges if n~es-sary. Piease te~ • i 5 color .copies of the application packet and • 
support materials to th~ Historic Preservation Commission office at 51 W. Maw.Street.·. ... . 

' AJ•' Sire p_Jan,, Suh<livisIDns, and V ~ri.,nm If &.quired: • • 

1. Full size set of site pfans. or survey, if required. 

;J..2. full. size set ~f architectural elevatio~ plans, ifrequired. · . . · 

~- Color photos of the building. an~{ adjoicinr{ buildings .. ( all sides of building) 

J 4. Proposed building elevatio~s; min i/8''. = 1' • • . •. . - . ·. . 
_ 5. 8 ½ X' 11 c·olor rendering ofbuildmg elevations. • 

-_ 6, Samples and support material for the ~atedals to be used (Recommended). 

B. F~r·Bui.lding pern:i~ts: 

1. Construction Department sui;,missions = 2. C~lor-~hotos.of the building and ~dj~ining buildings.· (All .sides of building) 

_· 3·. A colored side by side drawingirendering of the proposed changes and current 
condition. 

_ 4. Samples ·arid support material _for the materials t~ be ~sed--(Recommended). 

C. F-0r Signage, Awnings, 2nd (:anopies:: 

]. A Scaled drawing of the proposed sign(s). (8 ½".x 11" shop drav,ring that ~learly 
- indicates·all dimensions and.total square feet.) 

• '2, A dravving/ rendering of the proposed sign(s) and current sign con9ition. = 3. Cofor photos of the b1:1iidi.ri.g arid adj?ining buildings, including different angles and all 
sides of buildings. • . 

=---- -~-4. SamRles and support_ n1aterial f~r the materials t~ b~ used. (Recommen~ed). . 

D. SL'PPLEM.Ei'.'11T AL SUBMISSIONS: (Although not required; these are of gi.'eat help to the. 
Commission and are ·ap·pr~ciated) • . • . • . . , . . . .. . . . 

1. Available histo.cic photographs or draw:ing pf the building from local resources. 

72._ Existing prof~~io~~ consultati?~ reports,. s~eys~ et~. • • • 
. . 

3, fu.7.V additional information that you th.ink will help the commission. - .., - ,• 

. I affo·m that I am the O}Vne1: OJ 

prope~ty ana certify_ th _lhf 
above listed properly m· the authorizecj agent of the owner of the 

, :·wtion entered is both cimect and mie to the best -< my knowleqge. 

\\ iO. ~ 
Sigoatu..--e~ . ...,·_. _ _:_~G~¥~~---- Date: __ -+--~-

Prillted -Name: u;'°;.€1 -v· • ~ :t'"'--Z.:.,l,,• . __ _:.._ __ ;__ ___ ~_ 



,.. .. 

0FFIWJ, 'BUILDING AND CODE DEPARTMENT USE ONL y •. . I 
• Datereccived: I,:, I I~ ) ,/,') . HPC Application# I 1:! };;;,,,/;;,;:, • 

Dat~ forwarded to Redev~lopment ~uthority (if applicable): _____ _ 

Development Authority's Engineers Repo~ (if applicable): ___ _ 

Development Auth_ority' s resolution and minutes: __ _ 

Reviewed under Ordinance(s). Oi' Co~e: _ _,,2::....:....,,_.--'!I-L'\---1vl~_._\~_,_e....__.._c_,,_ ... ---

Conforms to ordinance(s): _-_ YES NO 

If no, What are the non-conformities? _______ ---,__:_ ______ _ 

.. 
I 

I 

I. 



Ja 

TAX LOT 4 
BLOCK 42 

TAX LOT 5 
BLOCK 42 

78.65' {81,.0' DEEO) 

(M.5' ltfO< H.O.W. /'ff{ MAP REI< IV. , 

N:J. Uc: 24GS04J 110 
PA, llcl SUD756l6 
N1Y. Uc: 05093l·1 

CT, Uc: 711476 

TAX LOT 8 
BLOCK 42 

TAX LOT 9 
BLOCK 42 

GENERAL NOTES: 

1. 

2. 

llllS PLAN IS· NOT Ii BOUNDARY 
SURW:'(, DPK CONSUL TING. DID 
NOT PERFORM A BOU/WARY 
SUR\f:Y OF llilS PROPERJY, 
BOUl>lDARY INFORMATION IS 
)lHO\\N PER MAP REF, t 
llilS SURVEY REPRESENTS flB.D 
.CONDITl()l{S AS OP 8/H/2020, 

3. lliE llTIUl)ES S/lOIIN ltA\£ BEEN 
LOCA TEO FROM EVIDENCE 
oasER= ON rne: SURFACE 
ONLY OR HA \t: BEEN SHO~N 
GRAPHICALLY PER SUPPLIED 
M~TERIALS; DPK bAijO i;\JRVE)'ING 
Ua~ES NO GUAR/iNJEES THAT 
THE UJlUTIES sliOIIN COl,l?RlSE 
AU. SUCH UllUllf.S I1,l 'IHE AREA, 
EITHER IN-SER"1CE OR 

5. 

7. 

~~~°:l~J;~Jt'1°DEs NOT 

~~~M~Jool\\f uW~11Es sHov.N 
ARE IH iHE EXACT LOCATION 
INDICATED. DPK l.>.NO 'SUR',1,'l1NG 
HAS NOT PH'ISICAU.Y' LOCATED 

~~Y:J.~RE~M~~~EiNoMl 
M.v/ 311,.~◊~WAY; Fl1EEHOLO, 

ALSO-l<NOIIN }I; LOT 10 IN 
BlOCK 42 ~S SHO\ltl ON lliE 

L T,NC t,IAPS OF 'JHE 
GH Of'_FREEHOLO, . 

1li COUliTY, NEW JERSEY. 
~CT \f:RTICAL BAllJM IS 

B POH NA'lll ea DERl\t:O 
USING RlK RECEl\t:RS ANiJ • 
KE'Yl'/Et. . . 
If TfllS. DOCUMENT DOES NOT 

Bffll~tJE~A/;1f&l~~1t frE 
IS NOT AN AU1HORIZEO ORIGINAL 
DOCUMENT. 

MAP REF.EREIICES: 

1. M,'.P ~-)111.EO •suR\IEY Of' 
PROPERTY FOR , 13 BROADWAY 
Ri"AL T'f, Ile, SITUATED 
IN:fREEHOlD BOROUGH, MONMOU1H 
COUN-TY, NEW. JERSE:Y;" PREPARED 
BY 11:loMAS I.I. ERNST & 
ASS~ATES, P!lcif'EsSIONAL LAfiO 
SUR'vli:YORS, INC, DAl!O MAY 27, 
2020. 
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1 08 31 2020 REVISED PER CLIENT BTF JJH 
REV DA TE DESCRIPTION BY CHKD 

TOPOGRAPHIC SURVEY 
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13 BROADWAY 

BOROUGH OF FREEHOLD 

MONMOUTH COUNlY, NEW JERSEY 
Dr. Scale 
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RESOLUTION QF T8E IDS'l'ORIC l?RESERVA.TlON ADVISORY COMMISSION 

RE: 13 £0:r..tdlA tut ~~\t\ , L~C-. (~PLICANT) 

. 13 .£>,i'oc..,l l,</(l, 1 (l'ROPERTY ADDRESS) 

WBEJlEAS, . 12, Br&.J~ ~ ,u.c. has applied to the 

Histo1·ie Preservation Commission (HPC) for approval to/for --------

Dor OW t 1 \:knJ, ~ Ro.clf 1 ~ T ,'5.,i,i,,~ '¥• r: S 

on propeiiy located at - /-3 BflbJ W<l.« 1 
WHEREAS, the HPC has.rnviewed the application and the relevant documents, and has 
determined that the proposal do~s/does p.ot hav:e ~ neg~tive impact on the architectural 01· 

historic signif.icance. of-the property or the historic• district, and is/is not consistenfwith the 
Secretary of the Interior's Standard~ foi· the Treatment of Hjs-tcnic Proper-fl.~, 'United 
States Depaitm.ent of th~ lli.tel'ior, Wasli:ington D.C. , as amended and snppl~mented; and 

A-1: _______ ~-----------------'--

A..-2:_·------~-------------------

A-3: __________________________ ___;, 

A-4=----~- ------------'--...,.. _________ ___, 

the BPC has dete1·mined that the application m.,y be ,e/donied. _ _ _ 

~BE~~O~, BE IT RE~0. LY.ED~ °ihaith~ with~ _app~catio?-is ~er~fo, . : .: . ·: •• ·:·. 
vd/demed, mth the following reCOillllle~dations: • ~-. ~-.. : '. . . • • • • ' • 

- ~~vA~~Sh \o~~CA~~ _ Q)fo= 



. r .; 

BE IT FURTHER RESOLVED that the approval is sub,tect to the following conditions,: 

CHAIR.lVIAN: ------------

Ayes; k;, NaY,s: . 0 Absent: • -- Abstain:~~-

.... -.-.-··.· ., . 

1\1-at~ •. G-r~ ClCA.r\<... 5~feJ 

-P~se.n+_-. ~-~f.\·,4-\.~~~ J 

0 • ... . 
~ ::--;.. --:•- ~ _ _._.:- ~ 

..... , ·, ······ 
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Linda Detore 
Freehold Letip 
Area Represent~tive 
18-20 E Main Street 
Freehold, NJ 07728 

To whom it may concern 

I'm a local business _owner for 29 years and have known Mr. Vaysberg 
for a least 10, During this time period he has demonstrated that he i~ a very honest, 
hardworking and reliable person, Mark has been very helpful to the Letip chapter 
with his professional and outgoing personality. • 
He was a member of Freehold Letip for approximcltely 9 years and within that time 
he has worked closely with many members of the chapter and the community. 

Mr. Vaysberg has been a pleasure to work with. He is a credit tq h~s profession and a 
great networker. 

Sincerely, 
Linda Detore 
732-616-7935 
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William F. Brash Jr., Forester 
NJ Approved Consulting Forester 
Certified Tree Expert, CTE #375 
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Secretary: Dominica Napolitano 
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SUMMARY: Shelterwood Forest Managers, LLC was contracted by Freehold Borough to conduct a 
basic tree risk assessment and evaluation for 1 tree located at 13 Broadway. This tree was individually 
evaluated photographed, acoustically sounded and assessed using a Level 1 visual assessment. 

In total this One (1) street tree was tallied, evaluated and are included in this report. The tree at 13 
Broadway was Quercus rubra, Northern Red oak and is approximately 100-150 years old. The tree 
measured 46" diameter at breast height (dbh) and was 93 feet in height. 

METHODOLOGY: Visual Tree Assessment (VTA) 

There are a number of published methodologies the professional arboriculturist can follow when 
inspecting trees. The bottom line is that whichever process is used, it must be a logical, systematic and 
diagnostic approach. 

Additionally the inspection should consider the surrounding environment, in which the trees are 
growing, with particular attention to the site history and any recent changes. An important note is the 
time period used in the risk assessment. In this case a 3-year time period was used in the assessment. 
The trees evaluated were believed to be reasonably free of defect and risk for the period of a year. 
Increasing the time period increases the uncertainty and increases the estimates of removals and 
pruning. 

The most widely used approach, when inspecting trees, is Visual Tree Assessment (VTA), as devised 
by Claus Mattheck. The assessment consists of 3 stages and compares the tree being inspected to a 
notional healthy, vigorous and defect free specimen. 

It is important to note that even healthy, vigorous and defect free specimens have a natural failure rate. 
Also note that these are only visual inspections from the perspective of ground level. Defects both 
hidden from below by position or height or root defects below ground cannot be determined by this level 
of assessment. 
Level 1 Assessment: 

♦ Identify the location and selection criteria for trees to be assessed. 
♦ Determine the most efficient route and document the route taken. 
♦ Assess the tree(s) of concern from the defined perspective, i.e. route taken, walk or 

drive. 
♦ Record location and condition of trees along the defined route (Crescent Parkway) 
♦ Evaluate the risk. 
♦ Identify trees needing a higher level of assessment and/or prompt action. 
♦ Submit recommendations or report. 

The following conditions were used to evaluate the tree risk along the streets in Freehold Borough using 
a visual inspection performed on the ground. 

Major Defects and Tree Conditions 
1. Root collar/Root plate - loss of support 
2. Decay (root, trunk, structural limbs) 
3. Cracks (trunk, structural limbs, branches >2") 
4. Codominant stems (and/or Included bark) 
5. Dead parts 
6. Broken and/or hanging branches 
7. Unusual tree architecture (lean, taper, limb/branch distribution, cultural) 
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It is important to note that even healthy, vigorous and defect free specimens have a natural failure rate. 
Also note that these are only visual inspections from the perspective of ground level. Defects both 
hidden from below by position or height or root defects below ground cannot be determined by this level 
of assessment. 

Freehold Borough 
13 Broadway 

2012 Imagery - NJDEP 

Tree Assessed - 13 Broadway: 46" dbh, Red oak, 93' In height. 

The single tree included in this assessment was estimated to be between 100-150 years old. The tree 
showed multiple pruning cuts that remain unsealed with visible interior decay initiated from the unsealed 
pruning cuts. This tree showed root impacts from sidewalk and curb construction occurring within the 
past 10-15 years. This tree showed multiple impacts from snow plows at the base of the trunk over 
many years and decay is advanced in these locations, right where the tree trunk meets the ground on 
the Broadway (streetside). This tree showed extensive trunk cracking probably from one (1) or more 
lightning strikes over the years. The tree dominates the area being the largest tree in the vicinity. There 
are some large dead branches with visible decay and fungi conks (fruiting bodies) can be seen in some 
branches. 
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All pruned areas showed little or no reaction wood response to the pruning. This condition shows the 
tree is in decline and is having difficulty maintaining basic processes. Twig growth was 1 ½ -2 inches, 
well below the normal twig growth of this species. This reduction in growth was probably a result of the 
past two years of late growing season drought and the overall declining condition of the tree. 

This tree has significant decay in the trunk portion of the tree due to a combination of long term impacts. 
1. Root cutting for curb construction. 
2. Snow plow impacts. 
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This tree has had its roots severed at the curb, when the curb was installed. The roots of this tree show 

extensive decay where the curb construction required root removal and where the snow plows over the 

years impacted the trunk multiple times. 

This tree has a compromised structure at the base where the roots meet the ground and is at an 
increased risk of failure. A red oak of this diameter and height weighs in excess of 1 0 tons (20,000 lbs)* 
along one of the busiest streets in Freehold Borough that is filled with constant targets below it. (Cars 
and pedestrians). 

• https://www.uaex.edu/publications/pdf/FSA-5021.pdf 
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This trees roots have been cut on the sidewalk side to install sidewalk over the years. The trees roots 
have grown and deflected the sidewalk approximately 6 inches. Any required sidewalk reconstruction 
would require extensive root cutting and excavation further injuring the tree and increasing the likelihood 
of failure. 

This tree shows 
multiple and extensive 
trunk cracks greater 
than 6 feet long. 
These cracks were 
probably the result of 
lightning strikes. 
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This tree shows multiple large branches that have structurally failed over the years with decay evident 

where the failures (breaks) occurred. 
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Decay is evident in both the lower portion of the tree (root decay shown earlier) as well as visible decay 
in some large branches in the upper canopy. Here fungi conks (fruiting bodies) can be visibly seen for 
the entire length of a 4" diameter branch. Fungi infected wood is less structurally sound than non
diseased wood. 

RECOMMENDATION: 

After evaluating this Red oak tree and seeing the accumulation of impacts to this tree over time: 
unsealed pruning cuts, little or no twig growth, extensive trunk decay from snow plows, trunk cracks 
from lighten strikes curb and sidewalk installation, dead limbs, severed roots, and a decaying root cap, 
my recommendation is to remove this trees as soon as possible and plant two replacements. Using a 
3-year review period this tree will simply continue to decline and pose an increasing hazard for the next 
3 years. Removing this tree and replacing it with healthy trees with 3 years of growth is preferred. No 
possible hazards for 3 years and 3 years of growth on the new trees to gain size and stature. 
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Suggested Replacement Trees 

Replacement trees should be 2-2.5" caliper (10-12' tall) balled and burlapped. Quantity of 2. 

Scientific Name Common Name Notes 
Tilia cordata Littleleaf linden Medium sized shade tree with 

orderly and pleasing crown. 
Zelkova serrulata "Green vase" Japanese zelkova V-shaped medium sized and hardy 

shade tree. 
Quercus bicolor Swamp white oak Tolerant of salt. Hardy and stately 

shadetree. 
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71Page 
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