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October 1, 2025

Chairman and Members
Long Beach Township Land Use Board

6805 Long Beach Blvd.

Brant Beach, NJ 08008

Re: LURB Docket No.: LBLUB-16-25 — Preliminary/Final Major Site Plan

Applicant: LSH Holdings, LLC

Block/Lot: Block 8.17 Lot 15

Location: 12010 Long Beach Boulevard (The Dunes Section)
OLA File No.: 1BLU-25-L5H

SECOND REVIEW

Dear Chairman and Members:

This office Is in receipt of and has reviewed the Preliminary and Final Major Site Plan application
for the referenced site. This application was carried from the

September 10, 2025 Land Use Board Meeting and revised plans have been provided by the
applicant for supplemental review.

The most recent submission consists of the following:

A. Preliminary and Final Major Site Plan, Thirteen (13) Sheets, prepared by
InSite Engineering, LLC, signed by Douglas D. Clelland, PE and dated
6/12/2025 and last revised 9/256/2025 as follows:

*  Title Sheet

* Plan Notes

+  Existing Conditions

*  Proposed Conditions

* Grading, Drainage and Utility Plan
* Landscape Plan

e Lighting Plan

» Landscape and Lighting Details
e Construction Details 1/2

=  Construction Details 2/2

e SESCPlan

»  SESC Notes

s  SESC Details

B. Architectural Plans, Nine (9) Sheets, prepared by Handline Architect and dated

6/20/2025 as follows: _
o  Cover Sheet — Revised 9/25/2025
* South and East Elevations— Revised 9/25/2025
*  North and West Elevations— Revised 9/25/2025
*  Ground Floor Plan— Revised 9/25/2025
s Second Floor Plan—- Revised 9/25/2025
+  Third Floor Plan—Revised 9/25/2025
e Roof Plan— Revised 9/25/2025
s Renderings
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C. Four(4) Color Photographs, prepared by the applicant and undated,

The subject site is 7,986 SF lot located on the corner of Long Beach Boulevard and W. MacEvoy Lane and is
presently developed with a one-story commercial building. The applicant proposes to demolish all existing
improvements at the site and to construct a new three-story mixed use building with a commerciat retail
unit on the ground floor and two (2) two-story accessory apartments above the commercial space. Parking
for the site will be to the west of the proposed building with access to the parking lot being provided via W,
Mac Evoy Lane,

Since the Board’s last review of the Site and Architectural Plans, both have been revised as follows:
Portion of parking area changed from asphalt to proposed gravel/shell base

- Onsite impervious surface decreased from 86.43% to 68.96% thereby eliminating the need for
variance relief.

- The bullding has been moved approximately 4 FT to the north and reconfigured so as to eliminate
the previous encroachment into the sight triangle at the corner of Long Beach Boulevard and W.

- Mac Evoy Lane and provide a 5.34 FT front yard setback where 0 FT was previously proposed.

- The rear staircase for residential apartment access has been redesigned and the rear residential
accass porch has been reduced in size.

-~ Building height has increased slightly from 33.64 FT to 33.76 FT, however, still conforms to the
maximum permitted height of 34 FT.

- Site prading has been modified slightly and first floor elevation has heen increased from 5.50 to
5.62.

- No plantings are proposed along the north side of the building and additional planting are now
shown to be installed at the south side of the building.

- Pergolas are no longer shown on the building elevations above the 2™ floor decks, but may still
be installed.

- Building footprint has been reduced 70.8 SF and the total habitable floor area has been
reduced 74.7 SF,

- Smaller windows are now proposed on the north side of the building adjacent to lot 10.

- Bullding features within both the commercial and residential units remain the same including
the number of bedrooms and bathrooms.
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Based on our review of the submitted materials, the following comments are offered for the Board's
consideration:

1. Zoning — The subject site lies within the C-General Commercial Zone and review of the site plan indicates
the following:
a. Sight Triangle {205-6} - The proposed building (approximately 220 SF) has been removed from
the Sight Trlangle Easement and the praposed entry stair height
is 2= 3 5" whereas no structure higher than 2’- 6” above the established grade at the
centerline of the intersecting street shall be constructed. No variance relief is required.

b. Impervious Coverage {205-33{B}{3){a) — On lots adjacent to a paved roadway, approved
impervious lot coverage shall not exceed 75% of the entire lot nor 75% of any yard sethack
area whereas the proposed impervious coverage is 68.96% where 86.43% was previously
proposed. No variance relief is required.

c. Rear Yard Setback (205-59(c}{4) — The revised site design includes the building being shifted to
the north, therefore, a 4 FT rear yard sethack is now proposed where 10 FT is required. A
Variance is needed.

2. Mixed Use Reguirements 205-59.A(18)- The proposed mixed-use structure will comply with the
regulations of 205-59.A(18), specifically that the residential uses will not be on the first floor and that
the square footage of the residential portion of the mixed use on the second floor will not exceed the
square footage of the commercial use on the first floor. Also, more than 50% of the parking on the
property {13 spaces} will be for non-residential use (7 spaces).

Proposed Floor Areas 1** Submission 2" submission
Ground Floor 1899.8 SF 1829.0 SF
First Floor 1704.2 SF 1713.2 SF
Second Floor 1704.2 SF 1691.3 SF

3. Off-Street Parking — The Site Plan indicates that 10 (9 FT x 18 FT) spaces are required for this mixed-use
development and 13 spaces are provided, by calculation, as follows:

Parameter Requitred Provided
Retail- (2 spaces/1,000 5F) 4 spaces 7 spaces
1,899.8 SF (Per architectural plan}

Residential Use (3 spaces/unit) 6 spaces 6 spaces
10 spaces 13 spaces

4. MHandicap Parking Spaces — One of the proposed parking spaces provided will be delineated as
handicap accessible in accordance with the Americans with Disabilities Act (ADA). The required
handicap parking stall will be surface compliant and associated construction details have been provided.

a. six (6) of the parking spaces will be specifically designated for residents of the residentiat
apartments and will include a ‘Resident Parking Onky’ sign.
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b. A portion of the parking surface area will be constructed of asphalt surface and these 6 spaces
and drive aisle will be delineated with white epoxy striping and arrows as required. The
remaining 7 spaces along the westerly side of the property will be comprised of gravel or shell
and wheelstops will be provided for each space on site.

EV_Compliance —Based upon our review of the New Jersey State Ordinance authorizing and
encouraging electric vehicle supply and service equipment (EVSE) and Make Ready Spaces, the
installation of a Make Ready Space or EV unit is not required for this mixed-use site. Testimony
shall be provided.

Signage — The applicant shall provide testimony related to proposed onsite signage. All signage must
meet the requirements set forth in Township Code Section 205-65. Since the Board’s last review, the
proposed facade signage has been modified, however, the design still appears to meet minimum
Township requirements.

Curb and Sidewatk — County curb and sidewalk exists along the frontage of the property on Long Beach
Boulevard, however, approximately 50 LF of the curb and apron shall be replaced as access to the existing
parking lot will no fenger be required. A portion of the sidewalk will also be replaced as shown on the Site
Plan. Plan revisions will be required and additional comment will be forthcoming from the Ocean County
Flanning Board at time of agency application and review.

Municipal curb and sidewalk exist along the frontage of the property on W. Mac Evoy Lane and a 24 FT
wide depressed curb will be installed for parking lot access. Sidewallk ramp improvements are also
proposed to meet handicap accessibility requirements. Any curb or sidewalk that is deteriorated or
below design standard shali be removed and replaced at the direction of the Township Engineer.

Water and Sewer — The proposed development will connect to all existing utilities located within W. Mac
Evoy Lane. Subject to review by the Water and Sewer Department, upgrades to or replacement of the
existing laterals may be required.

Landscaping/ Retaining Wall —Township Code 164-9 requires a reasonable screening at all seasons of the
year of all parking and service areas from the view of adjacent properties and streets be provided where
necessary for the purpose of protecting the health, safety and general welfare, comfort and convenience
of the public. We note that approximately 1 FT of lot fill is proposed as well as the construction of a 3 FT
+/- {varies) retaining wall along the westerly and northerly sides of the property. In addition, a 2 FT high
vinyt fence will be installed on top of this retaining wall to meet the 5 FT maximum solid fence permitted
and numerous shrubs and groundcover will be planted. Due to the building re-design on the lot,
additional plantings are now proposed along the southerly side of the building adjacent to W. Mac Evoy
Lane and the plantings that were originally proposed adjacent to the building on the north side have
been eliminated from the plan. Testimony regarding the proposed retaining wall construction and
landscaping design shall be provided.

Waste Management — A trash enclosure Is proposed along the northerly side of the property adjacent to
Lot 10 at the end of the drive aisle. Testimony shouid be provided regarding the adequacy of the trash
enclosure for the business and apartment uses as well as anticipated pick up times and means of access
by the carting company.

11. Lighting — A lighting plan has been provided which includes 3 wall mounted fixtures, 1 pole light and 2

bollard mounted fixtures. All exterior site lighting has been designed to provide a minimum lighting
intensity of 0.5 lumen per square foot. We note that lighting shall be of a soft or glare-free type and shall
not cast an Hlumination color which shall be distractive, obliterate or obscure the view, be it ultraviolet,
strobic, pulsating, flashing or of any unnaturai kind to create a public nuisance, discomfort or hazard. All
exterior lighting fixtures shall be designed, manufactured, installed and aimed in such a manner as to
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keep glare from reflecting onto adjacent streets, properties, residences or public areas. The intensity of
lighting provided throughout a site shall not be greater than 1.5 footcandles and shall not exceed 1.0
footcandles at the property lines. Testimony shall be provided.

12.  Architectural Plans — The architectural plans indicate a ground floor retail unit with 2 handicap
accessible bathrooms, a mechanical sprinkler room as well as approximately 1,360 SF of merchandise
area. Access to the upstairs apartments will be provided via an exterior staircase leading to a 2" level
covered porch which has been reduced in size since the initial plan submission. No elevator access is
proposed. Two (2) residential apartment units are proposed, each with two levels of living space and
with Unit A being 1570.4 SF and Unit B being 1609.4 SF. On the second floor, the units will include an
entry foyer, kitchen, living room, dining room and half bathroom as well as an exterior deck while the
third floor will include 3 bedrooms and 2 full bathrooms. No roof deck or roof access is proposed.

13.  Loading Zone — No loading zone is required as the proposed commercial use is less than 4,000 SF.

14.  Flood Zone — The most stringent Flood Zone impacting this site is the AE - Base Flood Elevation 9.0 FT and
the building must be floodproofed accordingly. Compliance will be reviewed and completed by the
Township Building Department at time of construction.

Should the Board approve this application, additional approvals/requirements will be as follows:
a. Long Beach Township Soil Conservation District.
b. Long Beach Township Water and Sewer Department.
c. Ocean County Planning Board.
d. Any and all other outside agency approvals as may be required.

It is therefore recommended that should the Board approve this application; it be conditional upon consideration
of the comments cited above and any other conditions the Board may wish to impose.

Very truly yours,

FIL:ASI:

Cc: Jackie Fife, Board Secretary (jfife@longbeachtownship.com)
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