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BOROUGH OF OCEANPORT PLANNING BOARD 
REGULAR MEETING ● AGENDA 
Clement V. Sommers Municipal Building 
910 Oceanport Way, Oceanport, NJ 07757 

 
APRIL 14, 2026 at 7:00 PM 

 
1. Call to Order 

2. Open Public Meetings Statement: In accordance with New Jersey law, Notice of the within meeting has been 
published in the Asbury Park Press and the Two River Times. Additionally, in accordance with New Jersey Law, 
Notice of the meeting was also published on the Municipal website and the New Jersey Secretary of State website. 
The Notice was also placed on the Municipal bulletin board. As a result, the within meeting complies with the 
prevailing requirements of the Open Public Meetings Act.  

3. Flag Salute 

4. Board Policy 
●It is Board Policy that no application wil be opened after 9:30 PM.  
●No new testimony will be taken after 10:00 PM, except at the discretion of the Board. 

5. Roll Call 

6. Board Business 

7. Approval of Minutes 

8. Resolutions 

 8.1. PR-26-17 Resolution of Denial, 22 Branch Avenue 

9. Old Business 

 9.1. PB2026-03 Ryan Glubo 
Block 52, Lot 2 
62 Manito Place 
Proposed semi-inground pool and patio 
Maximum Impervious Coverage: 37% permitted,  34% existing, 42.4% proposed  
Application carried from the March 24, 2026 meeting 

10. New Business 

 10.1. PB2026-04 Kelly McGowan 
Block 108, Lot 5 
104 Horseneck Point Road 
Proposed 14x30 inground pool and patio 
Maximum Impervious Coverage: 37% permitted, 35.4% existing, 42.4% proposed 
  

 10.2. PB2025-22 Bernard Dowd 
Block 105, Lot 4 
66 Riverside Avenue 
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Proposed construction of a single-family home on vacant land 
Minimum Lot Width: 120 feet required, 40 feet existing 

11. Petitions from the Public 

12. Adjournment 
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101 Crawfords Corner Road 
Suite 3400 
Holmdel, New Jersey 07733 
Main: 877 627 3772 
colliersengineering.com 

April 7, 2026 

VIA EMAIL 

Stephanie Kramer, Planning Board Secretary 
Borough of Oceanport Planning Board 
910 Oceanport Way 
P.O. Box 370 
Oceanport, NJ  07757 

Review No. 3 
Application No. PB2026-03 
62 Manitto Place - Block 52, Lot 2 
Borough of Oceanport, Monmouth County, New Jersey 
Colliers Engineering & Design Project No.: OPP-0386 

Dear Board Members, 

Our office has received the following information in support of the above-referenced Application: 

• Plan entitled “Map of Property Surveyed for Lot 2 in Block 52” prepared by Main Street Surveying,
dated August 1, 2025, consisting of one (1) sheet;

• Plans entitled “62 Manito Pl Pool” prepared by Home & Land Stewards, LLC, last revised March 31,
2026, consisting of five (5) sheets;

• Report entitled “NRCS Stormwater Analysis – 62 Manitto Plane, Ocean Port, NJ, undated and
unsigned, consisting of 8 sheets.

The subject property is situated in the R-3 – Residential Single Family Zone District with 100 feet of 
frontage on the southern side of the Manito Place, approximately 150 feet east of Itaska Place.  Lot 2 
is a 10,000 sq. ft. (0.23 ac) lot containing an existing two-story single-family dwelling, deck, patio, 
concrete walkway, asphalt driveway, and an existing one shed.  The applicant proposes installing a 
semi-inground pool in the rear yard and associated patio surround   

Based on our review, we recommend that the Application be deemed complete and scheduled for 
the next available meeting. A planning and engineering review of the application is included below: 

A. VARIANCES/DESIGN WAIVERS

We offer the following comments for the Board’s consideration:
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Project No. OPP-0386 
April 7, 2026 
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1. Bulk variances are required for the following: 
 

a) Maximum Impervious Coverage – 37% permitted, 34% existing, 42.4% proposed.  The site 
will exceed the coverage limit by 535 square feet.  
 

b) Pool Equipment Setback – a minimum 10-foot setback is required (390-31G), the setback 
from the side yard to the equipment platform scales to be 5.8 feet. 

 
c) Fence Height – maximum fence height of six feet is permitted (390-25A(1)).  The top of the 

fence on the platform is approximately 7.5 feet above grade. 
 

The Municipal Land Use Law permits the granting of a hardship variance under either of two 
(2) following situations (C.40:55D-70c): 

 
1. Hardship c(1) - Physical Constraints – Hardship variances may be granted if the strict 

application of the ordinance would impose peculiar and exceptional practical difficulties 
to, or exceptional and undue hardship upon, the developer based upon the existence of 
the following conditions: 
 
a. Exceptional narrowness, shallowness, or shape of a specific piece of property; 

 
b. Exceptional topographic conditions or physical features uniquely affecting a piece of 

property; and, 
 

c. An extraordinary and exceptional situation uniquely affecting a specific piece of 
property of the structures lawfully existing thereon. 

 
2. Flexible “c” or c(2) - Benefits Outweighing Detriments - A variance may be granted 

where the purpose of the Municipal Land Use Law would be advanced by the proposed 
deviation and the benefits of the deviation would substantially outweigh any detriment. 

 
B. GENERAL COMMENTS 
 

1. A signed and sealed copy of the survey shall be provided to the Planning Board Clerk. 
 

2. The applicant has increased the side yard setback to the equipment platform from 1.8 feet to 
5.8 feet. 
 

3. Spot grades are needed for the patio at the back of the dwelling to assure positive slope to 
the trench drain.  
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Project No. OPP-0386 
April 7, 2026 
Page 3 | 3 

 

 
Should you have any questions or require any additional information, please do not hesitate to 
contact me directly. 
 
Sincerely, 
 
Colliers Engineering & Design, Inc. 
 
 
 
William H.R. White, III, P.E., P.P., CME, CFM 
Oceanport Planning Board Engineer and Planner 
 
WHW/rb 
cc: Kevin Kennedy, Esq., Board Attorney (via email) 
 Ryan Glubo, applicant (via email) rlglubo@gmail.com  

Dimitar Kostadinov, PE (via email) info@hlstewards.com  
  
\\corp.collierseng.com\files\PROJ\GOV\NJ\M-P\OPP\OPP0386 - 62 Manitto Pl\Correspondence\OUT\260407_whw_kramer_62_Manitto_App Review No. 3.docx 
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1. PERFORM WORK IN ACCORDANCE WITH THE NATIONAL ELECTRICAL CODE
(NEC) AND CODES AND REGULATIONS OF JURISDICTIONAL AUTHORITIES.
DO NOT CONSTRUE ANYTHING ON THESE PLANS AS CONFLICTING WITH
ANY LOCAL OR STATE LAW, REGULATION OR ORDINANCE GOVERNING THE
WORK. WHERE ANY PORTION OF THE WORK IS NOT INSTALLED IN
ACCORDANCE WITH APPLICABLE LAWS, ORDINANCES, REGULATIONS AND
CODES, MAKE CHANGES REQUIRED BY THE ENFORCING AUTHORITIES IN A
MANNER APPROVED BY THE OWNER WITHOUT ADDITIONAL COST TO THE
OWNER. EQUIPMENT IS NOT TO BE INSTALLED IN CONFLICT WITH THE NEC.
RESOLVE ANY CONFLICTS BEFORE INSTALLATION AT NO ADDITIONAL COST
TO THE OWNER.

2. ELECTRICAL EQUIPMENT TO BE NEW, UNDAMAGED, LISTED BY
UNDERWRITERS LABORATORY, INC. AND BEAR THE 'UL' LABEL. INSTALL
EQUIPMENT IN STRICT ACCORD WITH MANUFACTURERS'
RECOMMENDATIONS UNLESS THE CONTRACT DOCUMENTS REQUIRE A
HIGHER QUALITY INSTALLATION THAN THAT RECOMMENDED BY THE
MANUFACTURER.

3. TEST ALL SYSTEMS, DEVICES AND RELATED EQUIPMENT ON-SITE WITH
EQUIPMENT IN PLACE AS WORK IS COMPLETED. REPLACE ANYTHING
FOUND TO BE DEFECTIVE AND RETEST UNTIL SATISFACTORY AT NO
ADDITIONAL COST TO THE OWNER.

4. SUPPORT AND SECURE ALL LIGHTS IN ACCORDANCE WITH NEC.

5. THE ELECTRICAL DRAWINGS ARE DIAGRAMMATIC AND ARE FOR CIRCUIT
ALLOCATION ONLY. DO NOT SCALE DRAWINGS. SEE ARCHITECTURAL
DRAWINGS FOR DIMENSIONS OF FIXTURES.

6. THE ELECTRICAL INSTALLATION SHALL CONFORM TO APPLICABLE
BUILDING CODES. A PERMIT SHALL BE SECURED PRIOR TO
COMMENCEMENT OF ANY WORK.

7. CONTRACTOR TO PROVIDE PULLBOX EVERY 2OO FT DEGREE BENDS SHALL
NOT EXCEED 270 DEGREES, PROVIDE PULLBOXES AS NECESSARY

8. ALL FIXTURES IN PAVILION AREA TO BE OUTDOOR RATED

9. ALL CONDUCTORS EXPOSED TO THE WEATHER SHOULD BE PROPERLY
PROTECTED

10. POOL AND WATER TO BE PROPERLY GROUNDED

11. POOL TO HAVE DEDICATED BREAKER

12. ALL WIRE TO BE DIRECT BURRY APPROVED BY MANUFACTURE OR THWN
FOR OUT DOOR CONDUIT RUNS

13. EQUIPOTENTIAL BONDING RING SHALL BE #8 SOLID CONDUCTOR 18-24
INCHES FROM THE INSDIE WALL OF THE POOL INSTALL BELOW FINAL

GRADE 6-8 INCHES AS PE nec 680.26(B) (2) (b)

1. IF MATALLIC POOL ( ANY PART) YOU MUST ATTACH THE #8 SOLID
CONDUCTORS TO FOUR POINTS OFF THE BONDING RING

2. ATTACH WIRING FROM SKIMMER OR WATER INLET PIPING TO POOL
FILTER PUMP OR TO BONDING RING

3. BOND ALL DEVICES

14. POWER RECEPTACLES FOR THE PUMP AND GENERAL SHALL BE MIN 6'
AWAY

15. SERVICE OUTLET TO BE MIN 6 FEET AWAY AND NO MORE THEN 20 FEET.
PERIMETER SURFACES. THE PERIMETER SURFACE SHALL EXTEND FOR 1 M
(3 FT) HORIZONTALLY BEYOND THE INSIDE WALLS OF THE POOL AND SHALL
INCLUDE UNPAVED SURFACES AS WELL AS POURED CONCRETE AND
OTHER TYPES OF PAVING. BONDING TO PERIMETER SURFACES SHALL BE
PROVIDED AS SPECIFIED IN 680.26(B)(2)(A) OR (2)(B) AND SHALL BE
ATTACHED TO THE POOL REINFORCING STEEL OR COPPER CONDUCTOR
GRID AT A MINIMUM OF FOUR (4) POINTS UNIFORMLY SPACED AROUND THE
PERIMETER OF THE POOL. FOR NONCONDUCTIVE POOL SHELLS, BONDING
AT FOUR POINTS SHALL NOT BE REQUIRED.

16. POOL WATER. WHERE NONE OF THE BONDED PARTS IS IN DIRECT
CONNECTION WITH THE POOL WATER, THE POOL WATER SHALL BE IN
DIRECT CONTACT WITH AN APPROVED CORROSION-RESISTANT
CONDUCTIVE SURFACE THAT EXPOSED NOT LESS THAN 5800 MM2 (9 IN^2)
OF SURFACE AREA TO THE POOL WATER AT ALL TIMES. THE CONDUCTIVE
SURFACE SHALL BE LOCATED WHERE IT IS NOT EXPOSED TO PHYSICAL
DAMAGE OR DISLODGEMENT DURING USUAL POOL ACTIVITIES, AND IT
SHALL BE BONDED IN ACCORDANCE WITH 680.26(B).

17. ALL LIGHTING TO BE DIRECTED TO OWNERS PROPERTY AND HAVE NO
SPILL OVER ONTO NEIGHBORS

240 V RECEPTACLE

DUPLEX RECEPTACLE

GFI RECEPTACLE

GFI RECEPTACLE MOUNT AT 36" A.F.F.
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1. DRAINAGE PLAN WAS CREATED BASED ON THE SURVEY   BY MAIN 
STREET SURVEYING  DATED 08/01/2025

2. CONTRACTOR TO CONFIRM ALL ELEVATIONS BEFORE GRADING

3. REFER TO ZONING DRAWING OR SITE PLAN FOR CHANGE IN IMPERVIOUS 
COVERAGE 

4. POOL AND PATIO ELEVATIONS TO BE CONFIRMED IN THE FIELD BASED ON 
SITE CONDITIONS

5. EXISTING DRAINAGE PATTERN TO BE MAINTAINED AS MUSH AS POSSIBLE

6. FILL AROUND POOL TO BE WELL DRAINING AS PER MANUFACTURE 
REQUIREMENTS

7. IF AN UNFORESEEN INTERFERENCE EXISTS BETWEEN EXISTING AND 
PROPOSED WORK, THE CONTRACTOR SHALL NOTIFY THE ENGINEER SO 
THAT THE APPROPRIATE REVISIONS CAN BE MADE

8. IT IS THE CONTRACTOR'S RESPONSIBILITY TO OBTAIN ALL NECESSARY 
PERMITS FROM LOCAL AUTHORITIES AND ANY CONSTRUCTION RIGHTS 
AND/OR SLOPE RIGHTS AS MAY BE REQUIRED FROM ADJOINING 
PROPERTY OWNERS

9. ALL AREAS OF DISTURBED EARTH SHALL BE STABILIZED BY MULCHING OR 
OTHER MEANS.  SEEDING OF GRASSED AREAS SHALL BE INITIATED AS 
SOON AS PRACTICAL AS AN EROSION AND SEDIMENT CONTROL MEASURE

10. EXISTING DRAINAGE PATTERN MUST BE MAINTAINED DURING & AFTER 
CONSTRUCTION TO ENSURE NO IMPACT TO OTHER RESIDENTS

11. EXCAVATED MATERIAL IS TO BE REMOVED FROM SITE, UNLESS REUSED 
FOR FINAL GRADING AND DISCUSSED WITH BOROUGH ENGINEER PRIOR 
TO FINAL GRADING 

12. CONTRACTOR TO CHECK FOR UNDERGROUND UTILITIES AND OBTAIN ANY 
MARK OUTS THAT APPLY 

13. ALL ELEVATIONS ALONG PROPERTY LINE TO BE MAINTAINED AND ALL 
NEW GRADING TO FEATHER INTO EXISTING PROPERTY LINE GRADE. 
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GRADING PLAN
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GRADING PLAN

GENERAL NOTES
COPING 

SOIL

SOIL TYPE: EKAAR

ELKTON LOAM, 0 TO 2 PERCENT SLOPES, RARELY 
FLOODED

TYPICAL PROFILE:  AP - 0 TO 8 INCHES: LOAM, Btg -
8 TO 35 INCHES: CLAY LOAM, C - 35 - 60 INCH: CLAY 
LOAM 

HYDROLOGIC SOIL GROUP: C/D

CUT/FILL

CUT: 2.3' X 13' X 29' = 867.1 F^3 / 27 = 32.11 CYD

FILL:  2' X 462.35  FT^ 2  = 924.7 F^3 / 27 = 34.25 CYD

NET CUT/FILL =  34.25 - 32.11 = 2.14 CYD FILL

DRAINAGE MATERIAL LIST

• PERFORATED  6" PIPE

• NDS DRAIN 90 DEGREE LONG TURN STREET 
ELBOW 

• NDS 4" SQUARE GRATE

DRAINAGE SYSTEM INTENT

• CHANNEL DRAIN TO COLLECT WATER FROM 
PATIO  A POOL COPPING

• CHANNEL DRAIN TO BE CONNECTED TO 
PERFORATED 6" BURIED DRAIN PIPE

• DRAIN PIPE TO SLOPE 1.5% TO SQUARE 
GRATE IN FRONT YARD

• COLLECTED WATER  TO CONVEY TO 
DRYWELL SYSTEM THAT IF REACHES 
CAPACITY LIMIT IT WILL EMIT IN FRONT YARD 
DUE TO GRAVITY AS A RESULT OF A  8" 
DELTA BETWEEN PATIO AND FRONT YARD 

1

1

1

2

1
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1. THE STRUCTURAL PLANS AND SPECIFICATIONS, TO THE BEST OF OUR KNOWLEDGE, COMPLY WITH THE 
APPLICABLE REQUIREMENTS OF THE INTERNATIONAL BUILDING CODE 2021 WITH STATE OF NEW 
JERSEY AMENDMENTS

2. THE CONTRACTOR SHALL COMPLY WITH THE REQUIREMENTS OF THE INTERNATIONAL BUILDING CODE 
2021 WITH STATE OF NEW JERSEY AMENDMENTS AND ALL APPLICABLE FEDERAL AND SATE CODES, 
STANDARDS, REGULATIONS AND LAWS.

3. ALL REFERENCED STANDARDS REFER TO THE EDITION IN FORCE AT THE TIME THESE PLANS AND 
SPECIFICATIONS ARE ISSUED FOR PERMIT.

4. WORK NOT INDICATED ON A PART OF THE DRAWINGS BUT REASONABLY IMPLIED TO BE SIMILAR TO 
THAT SHOWN AT CORRESPONDING PLACES SHALL BE REPEATED.

5. IN ANY CASE OF CONFLICT BETWEEN THE NOTES, DETAILS AND SPECIFICATIONS, THE MOST RIGID 
REQUIREMENTS SHALL GOVERN. CONTRACTOR SHALL MAKE NO DEVIATION FROM CONTRACT 
DOCUMENTS WITHOUT WRITTEN APPROVAL OF THE ENGINEER

6. THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS AND COORDINATE WITH 
ARCHITECTURAL DRAWINGS, DRAWINGS FROM OTHER CONSULTANTS, PROJECT SHOP DRAWINGS AND 
FIELD CONDITIONS

7. THE CONTRACTOR SHALL PROTECT EXISTING FACILITIES, STRUCTURES AND UTILITY LINES FROM ALL 
DAMAGE.

8. JOB SAFETY AND CONSTRUCTION PROCEDURES ARE THE RESPONSIBILITY OF THE CONTRACTOR.

9. THE STRUCTURES ARE DESIGNED FOR THE FOLLOWING UNIFORMLY DISTRIBUTED LIVE LOADS:
A. DEAD LOAD = 15 LBS/SQFT
B. SNOWLOAD= 30 LBS/SQFT

10. WIND LOADS
A. BASIC WIND SPEED (3 SECOND GUST) = 110 MPH.
B. EXPOSURE = "C"

11. ALL SIMPSON CONNECTION ELEMENTS WILL BE FASTENED WITH THE MANUFACTURE RECOMMENDED 
FASTENERS
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Description Value Unit Source / Notes

Soil Series Elkton Loam GR001 / NRCS Web Soil Survey

Hydrologic Soil Group (HSG) D C/D dual — use D (undrained) per NJDEP

CN — Impervious (concrete, pavers, pool) 98 TR-55: paved/impervious surfaces

CN — Lawn, Good Condition, HSG D 80 TR-55: open space, good condition (>75% grass)

Total Backyard Analysis Area 3992.09 SF Topographic survey

Total Area (Acres) 0.09165 ac

Total Area (Sq Miles) 0.00014320 sq mi For peak discharge

Existing Impervious (Sheds/Pads) 401.52 SF Survey

Existing Lawn 3,590.57 SF

Weighted CN — Existing 81.8 Area-weighted

Patio (ALL captured by drain) 502 SF
Retaining wall contains 3 sides; drain on 4th — 100% patio 

captured

Pool — 1/5 captured (near drain side) 75 SF 1/5 of pool — only side nearest channel drain

DA-2 TOTAL — Captured by Channel Drain 577.00 SF All patio + 1/5 pool → piped to front yard

DA-2 (Acres) 0.01325 ac

DA-2 (Sq Miles) 0.00002070 sq mi

DA-1 (to neighbors = lawn + 4/5 pool overflow) 3,415.09 SF Remaining lawn + 4/5 pool overland overflow

DA-1 (Acres) 0.07840 ac

DA-1 (Sq Miles) 0.00012250 sq mi

CN — DA-1 (lawn + 4/5 pool overflow) 81.6

CN — DA-2 (100% impervious) 98.0 Pool + patio CAPUTRED BY DRAIN

S — Existing 2.223 in

Ia — Existing 0.445 in

S — DA-1 (lawn) 2.258 in

Ia — DA-1 0.452 in

S — DA-2 (impervious) 0.204 in

Ia — DA-2 0.041 in

EXISTING CONDITION

PROPOSED — CONTAINED BASIN (retaining wall on 3 sides)

Pool overflow goes over coping on ALL FOUR SIDES. Only the 1/5 nearest the channel drain (~75 SF) is captured. The remaining 4/5 (~300 SF) 

overflows overland toward neighbors as impervious runoff. ALL patio surface drains to the channel drain — retaining wall contains 3 sides, drain on 

4th. DA-1 = remaining lawn + 4/5 pool overflow. DA-2 = all patio + 1/5 pool.

S AND Ia VALUES

S = (1000/CN) - 10 Ia = 0.2 × S

NRCS STORMWATER ANALYSIS — 62 Manitto Place, Ocean Port NJ

Tab 1: Site Data, Soil, & Curve Numbers (NJAC 7:8-5.7 / NRCS NEH Part 630)

SOIL DATA

CURVE NUMBERS (TR-55 Table 2-2a, HSG D)

DRAINAGE AREAS
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Description Value Unit Source / Notes

P — 2-Year 3.5 in NOAA Atlas 14, partial duration

P — 10-Year 5.1 in NOAA Atlas 14

P — 25-Year 6.45 in NOAA Atlas 14 (log-linear interpolated)

P — 100-Year 8.5 in NOAA Atlas 14

S_existing 2.223 in

S_DA1 (lawn + pool over flow ) 2.258 in

S_DA2 (impervious) 0.204 in

Storm Q_exist (in) Q_DA1 (in) Q_DA2 pipe (in)

2-yr 1.768 1.751 3.266

10-yr 3.151 3.129 4.863

25-yr 4.383 4.358 6.211

100-yr 6.313 6.285 8.260

SCS RUNOFF DEPTHS — CURRENT STORMS

Q = (P - 0.2S)² / (P + 0.8S)

RAINFALL & SCS RUNOFF DEPTH

Tab 2: NOAA Atlas 14 + NJ PACT factors + SCS Runoff Equation

24-HOUR RAINFALL (NOAA Atlas 14, Monmouth County)

S VALUES (from Tab 1 site - CN )
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Description Value Unit Notes

Manning's n (dense grass) 0.24 TR-55 Table 3-1

Flow Length 30 ft Lawn to lot 10/11

P₂ (2-yr, 24-hr) 3.50 in

Surface Slope 0.02 ft/ft 2% lawn slope

Tt₁ (sheet flow) 0.0868 hrs

Slope 0.015 ft/ft 1.5% patio cross-slope

Velocity 2.5 fps Paved: V=20.3282×S^0.5

Length 14 ft Patio width

Tt₂ (shallow conc.) 0.0016 hrs

TIME OF CONCENTRATION

Tab 3: TR-55 Sheet Flow + Shallow Concentrated Flow

SHEET FLOW (lawn )

Tt = 0.007 × (nL)^0.8 / (P₂^0.5 × S^0.4)

SHALLOW CONCENTRATED FLOW (patio)
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Description Value Unit Notes

qu (Type III, Tc=0.10 hr) 500 csm/in TR-55 Exhibit 4-III at Ia/P≈0.10

Fp (no ponds) 1

Tc 0.10 hrs

Storm Q_runoff (in) qp (CFS) qp (GPM)

2-yr 1.768 0.1266 56.8

10-yr 3.151 0.2256 101.2

25-yr 4.383 0.3138 140.8

100-yr 6.313 0.4520 202.9

Storm Q_runoff (in) qp (CFS) qp (GPM)

2-yr 1.751 0.1073 48.1

10-yr 3.129 0.1916 86.0

25-yr 4.358 0.2669 119.8

100-yr 6.285 0.3850 172.8

Storm Q_runoff (in) qp (CFS) qp (GPM)

2-yr 3.266 0.0338 15.2

10-yr 4.863 0.0503 22.6

25-yr 6.211 0.0643 28.9

100-yr 8.260 0.0855 38.4

Storm Existing qp (CFS)
Proposed qp 

(CFS)
% Reduction

2-yr 0.1266 0.1073 15.3%

10-yr 0.2256 0.1916 15.0%

25-yr 0.3138 0.2669 14.9%

100-yr 0.4520 0.3850 14.8%

Storm Existing Vol (cf)
Proposed 

Vol (cf)
% Reduction

2-yr 588.3 498.4 15.3%

10-yr 1048.1 890.4 15.0%

25-yr 1458.0 1240.3 14.9%

100-yr 2100.1 1788.7 14.8%

BETTERMENT — Pre vs Post Peak Flow to Neighbors

RUNOFF VOLUME — Pre vs Post (cubic feet)

PEAK DISCHARGE & BETTERMENT

Tab 4: TR-55 Graphical Peak Discharge — qp = qu × Am × Q × Fp

EXISTING — Peak Discharge (full backyard)

PROPOSED DA-1 — Peak Discharge to Neighbors (lawn only + pool over flow)

PROPOSED DA-2 — Peak Discharge to Pipe System (captured impervious)
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Description Value Unit Notes

Diameter 6 in GR001: perforated 6" pipe

Diameter (ft) 0.5000 ft

Slope 0.015 ft/ft GR001: 1.5%

Manning's n (perforated corr.) 0.015 Most conservative

Length 74 ft From Drawings 

Area (A) 0.1963 sf π(D/2)²

Hydraulic Radius (R) 0.1250 ft D/4

Q_full 0.5956 CFS Manning's equation

Q_full (GPM) 267.3 GPM

V_full 3.03 fps Q/A

Q_design (100-yr, NRCS) 0.0855 CFS From Tab 4 DA-2 peak discharge

Q_design (GPM) 38.4 GPM

Flow Ratio (Q_design/Q_full) 14.4%

Pipe Capacity Check 0.5956 CFS PASS — capacity 267 GPM > design 38 GPM

DESIGN FLOW — FROM NRCS (DA-2 to pipe)

  PIPE CAPACITY 

Tab 5: 6" Perforated Pipe at 1.5% Slope

PIPE PARAMETERS

FULL PIPE CAPACITY

Q = (1.486/n) × A × R^(2/3) × S^(1/2)
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Description Value Unit Notes

Cap Stone / Patio Surface 8.42 ft GR001

Grate Surface (outlet) 7.71 ft GR001

Pipe Invert at Outlet 5.05 ft GR001

Gross Head (cap stone - grate) 0.710 ft Total driving energy

Gross Head (inches) 8.5 in

Total System Losses 0.0317 ft From Tab 5 pipe h loss 

Net Available Head at Grate 0.678 ft Gross - losses

Net Head (inches) 8.1 in

SYSTEM ENERGY BALANCE

Tab 6: Channel Drain to Outlet Grate — Head Budget

SYSTEM ELEVATIONS

ENERGY BUDGET
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Description Value Unit Notes

Total Channel Length 36 LF GR001: 4 × 8'-11.5"

Outlet Location Center Slopes from both ends toward middle

Half-Length (each side) 18.0 ft

Channel Slope 0.005 ft/ft 0.50%

Drop per Side 1.1 in

Width 2 in NDS Slim Channel

Width (ft) 0.1667 ft

Depth 3.5 in Below grate to invert

Depth (ft) 0.2917 ft

Area 0.0486 sf w × d

Wetted Perimeter 0.7500 ft w + 2d

Hydraulic Radius 0.0648 ft A/P

Manning's n 0.01 Smooth plastic

Channel Capacity (per half) 0.0824 CFS Manning's

Channel Capacity (GPM) 37.0 GPM

Velocity at Full 1.70 fps

Q_demand per half (NRCS 100-yr) 0.0427 CFS Half of DA-2 peak

Q_demand per half (GPM) 19.2 GPM

Capacity Ratio 1.93 × Must be > 1.0

Channel Capacity Check PASS — 1.9× capacity

CHANNEL DRAIN CAPACITY

Tab 7: NDS Slim Channel — Center Outlet, 0.5% slope

CHANNEL CONFIGURATION

CHANNEL BODY

CAPACITY vs DEMAND (each half carries half the flow)
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DRYWELL SIZING — DA-2 Captured Impervious Area

Design Storm: 2-Year, 24-Hour (SCS Type III)

DESIGN INPUTS

DA-2 Drainage Area 577.00 SF Patio + 1/5 pool captured by channel drain

DA-2 Curve Number (CN) 98 100% impervious

2-Year, 24-hr Rainfall (P) 3.50 in NOAA Atlas 14, partial duration

2-Year DA-2 Runoff Depth (Q) 3.2665 in SCS Curve Number method

Soil Type Elkton Loam HSG D (undrained)

Soil Permeability Rate (k_test) 0.50 in/hr Assumed for HSG D — verify with field perc test

Factor of Safety 1 FOS = 1 (no reduction applied; k_design = k_test)

Design Permeability Rate (k_design) 0.50 in/hr = k_test / FOS

Stone Fill Void Ratio (n) 0.40 Clean #57 stone, typical 0.38-0.42

Min. Separation to SHWT 2 ft NJDEP minimum; verify with borings

RUNOFF VOLUME

Runoff Volume (V_runoff) 157.06 CF = Q × Area / 12

Runoff Volume 1174.9 gallons × 7.48052 gal/CF

DRYWELL GEOMETRY

Chamber Model Contactor 100HD CULTEC product 

Bed Length 17.50 ft CULTEC calculator output 

Bed Width 5.00 ft CULTEC calculator output

Stone Above Chambers 23 in CULTEC calculator output

Stone Below Chambers 13 in CULTEC calculator output

Bed Area 87.50 SF = Bed Length × Bed Width

Total Bed Depth 4.04 ft = Stone above + Chamber H + Stone below

Installed Storage Volume 158.82 CF CULTEC calculator output (chambers + stone)

Installed Storage Volume 1188.1 gallons × 7.48052 gal/CF

VOLUME CHECK

Required Storage (no infiltration credit) 157.06 CF Conservative: full volume captured

Provided Storage 158.82 CF = Installed storage from CULTEC calculator

Surplus / (Deficit) 1.76 CF

Storage Ratio (Provided / Required) 101.1%

STATUS OK — ADEQUATE

DRAIN TIME & INFILTRATION CREDIT

Outflow Rate (bottom only) 3.646 CF/hr = k_design (ft/hr) × Bed Area

Bed Perimeter Side Wall Area 181.88 SF = 2 × (L + W) × Total Bed Depth

Conservative Outflow (bottom only) 3.646 CF/hr Use bottom only — conservative per NJDEP

Storm Duration 24 hr 24-hr design storm

DRAIN TIME

Drain Time (full system) 43.6 hours = Installed storage / Outflow rate

Drain Time 1.8 days NJDEP requires ≤72 hours drain time

72-hr Drain Time Compliance PASS
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101 Crawfords Corner Road 
Suite 3400 
Holmdel, New Jersey 07733 
Main: 877 627 3772 
colliersengineering.com 
 
 
March 10, 2026 
 
VIA EMAIL 
 
 
Stephanie Kramer, Deputy Planning Board Secretary 
Borough of Oceanport Planning Board 
910 Oceanport Way 
P.O. Box 370 
Oceanport, NJ  07757 
 
Review No. 1 
Application No. PB2026-04 
104 Horseneck Point Road - Block 108, Lot 5 
Borough of Oceanport, Monmouth County, New Jersey 
Colliers Engineering & Design Project No.: OPP-0387 
 
Dear Board Members, 
 
Our office has received the following information in support of the above-referenced Application: 
 
• Plan entitled “Pool Grading Plan” prepared by James E. Maccariella Jr., last revised December 8, 

2025, consisting of one (1) sheet;   
 

The subject property is a 12,500 SF (0.29-acre) parcel is in the R-3 Residential Zone on the south side 
of Horseneck Point Road approximately 300 feet west of the intersection with Park Avenue.  The 
applicant is seeking relief to install a 14’ x 30’ pool and associated patio area. 
    
Based on our review, we recommend that the Application be deemed complete and scheduled for 
the next available meeting.   A planning and engineering review of the Application is included below: 
 
A. VARIANCES/DESIGN WAIVERS 
 

We offer the following comments for the Board’s consideration: 
 
1. Bulk variances are required for the following: 

 
a) Maximum Impervious Coverage – 37% permitted, 35.4% existing, 42.4% proposed.  The 

applicant should discuss what measures are being provided to mitigate the additional 
runoff flowing over the rear property line. 
 

The Municipal Land Use Law permits the granting of a hardship variance under either of two 
(2) following situations (C.40:55D-70c): 
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Project No. OPP-0387 
March 10, 2026 
Page 2 | 2 

1. Hardship c(1) - Physical Constraints – Hardship variances may be granted if the strict 
application of the ordinance would impose peculiar and exceptional practical difficulties 
to, or exceptional and undue hardship upon, the developer based upon the existence of 
the following conditions: 
 
a. Exceptional narrowness, shallowness, or shape of a specific piece of property; 

 
b. Exceptional topographic conditions or physical features uniquely affecting a piece of 

property; and, 
 

c. An extraordinary and exceptional situation uniquely affecting a specific piece of 
property of the structures lawfully existing thereon. 

 
2. Flexible “c” or c(2) - Benefits Outweighing Detriments - A variance may be granted 

where the purpose of the Municipal Land Use Law would be advanced by the proposed 
deviation and the benefits of the deviation would substantially outweigh any detriment. 

 
B. GENERAL COMMENTS 

 
1. A signed and sealed copy of the topographic survey shall be submitted. 

 
2. Testimony shall be provided as to the ownership of the various fences enclosing the pool.  

 
3. The property is in the AE8 Flood Zone.  The pool equipment must be installed at or above 

elevation 10.4.  The topographic survey is based on an assumed datum and must be adjusted 
to NAVD 1988. 
  

Should you have any questions or require any additional information, please do not hesitate to 
contact me directly. 
 
Sincerely, 
 
Colliers Engineering & Design, Inc. 
 
 
 
William H.R. White, III, P.E., P.P., CME, CFM 
Oceanport Planning Board Engineer and Planner 
 
WHW/rb 
cc: Kevin Kennedy, Esq., Board Attorney (via email) 
 Kelly McGowan, applicant. (via email) mcgowanfamily5@yahoo.com 
 
\\corp.collierseng.com\files\PROJ\GOV\NJ\M-P\OPP\OPP0387 - 104 Horseneck\Correspondence\OUT 
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PAGE                   9674

MAP REFERENCE:
LOT 28 BLOCK 3

"MAP OF SHREWSBURY RIVER
BUNGALOW COLONY, NEAR

LITTLE SILVER, NEW JERSEY"
FILED DATE: 09-16-1908

MAP NUMBER: 13-13

D
EE

D
 N

O
RT

H

DATUM:
NAVD 88 (COMPUTED USING GEOID 18)
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101 Crawfords Corner Road 
Suite 3400 
Holmdel, New Jersey 07733 
Main: 877 627 3772 
colliersengineering.com 
 
 
January 27, 2026 
 
VIA EMAIL 
 
 
Stephanie Kramer, Planning Board Secretary 
Borough of Oceanport Planning Board 
910 Oceanport Way 
P.O. Box 370 
Oceanport, NJ  07757 
 
Review No. 1 
Application No. PB2025-22 
66 Riverside Avenue - Block 105, Lot 4 
Borough of Oceanport, Monmouth County, New Jersey 
Colliers Engineering & Design Project No.: OPP-0383 
 
Dear Board Members, 
 
Our office has received the following information in support of the above-referenced Application: 
 
• Plan entitled “Boundary and Topographic Survey Map of Property Known as Lot 4 in Block 105” 

prepared by Yorkanis & White, Inc, last revised September 24, 2024, consisting of one (1) sheet;   
 

• Plans entitled “Residential Grading Plan” prepared by Kennedy Consulting Engineers LLC, dated 
September 26, 2025, consisting of three (3) sheets; 
 

•  Plans entitled “New Construction Dowd Residence” prepared by Jeremiah J. Regan, AIA, dated July 
3, 2025, consisting of one (1) sheet. 
 

The subject property is a 20,690 SF (0.475-acre) parcel located in the R-3 Residential Zone.  The 
undeveloped parcel has frontage on an unimprovement and unnamed right of way off Riverside 
Avenue.  The applicant proposes to construct a two-story single-family dwelling. 
    
Based on our review, we recommend that the Application be deemed complete and scheduled for 
the next available meeting.   A planning and engineering review of the application is included below: 
 
A. VARIANCES/DESIGN WAIVERS 
 

We offer the following comments for the Board’s consideration: 
 

1. Bulk variances are required for the following: 
 

a) Minimum Lot Width: 120 Feet required, 40 feet existing. 
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The Municipal Land Use Law permits the granting of a hardship variance under either of two 
(2) following situations (C.40:55D-70c): 

 
1. Hardship c(1) - Physical Constraints – Hardship variances may be granted if the strict 

application of the ordinance would impose peculiar and exceptional practical difficulties 
to, or exceptional and undue hardship upon, the developer based upon the existence of 
the following conditions: 
 
a. Exceptional narrowness, shallowness, or shape of a specific piece of property; 

 
b. Exceptional topographic conditions or physical features uniquely affecting a piece of 

property; and, 
 

c. An extraordinary and exceptional situation uniquely affecting a specific piece of 
property of the structures lawfully existing thereon. 

 
2. Flexible “c” or c(2) - Benefits Outweighing Detriments - A variance may be granted 

where the purpose of the Municipal Land Use Law would be advanced by the proposed 
deviation and the benefits of the deviation would substantially outweigh any detriment. 

 
B. GENERAL COMMENTS 
 

1. The property is in an AE 8 Flood Zone with the Local Design Flood Elevation of 10.4. 
 

2. Mayor and Council approval is required for the construction of a driveway and installation of 
private utilities in a Borough right of way. 
 

3. The applicant shall provide testimony regarding the drainage patterns for the driveway, as 
the area is relatively flat and has the potential for ponding of runoff. 
 

4. All roof leader discharge points should be oriented towards the east. 
 

5. The Construction Official cannot issue building permits for a dwelling that does not front on 
an improved street per NJSA 40:55D-35.  The Board must direct the Construction Official to 
issue Building Permits if this application is approved. 
 

6. The gravel driveway detail shall include filter fabric under the stone and an edge restraint to 
reduce stone migration. 
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Additional Agency Approvals 
 

1. This Application is subject, but not limited to, the following outside agency approvals or letter 
of no jurisdiction: 

 
a. NJDEP. (received 3/30/25) 
b. Freehold Soil Conservation District. 
c. Oceanport Flood Development Permit. 
d. Oceanport Fire Marshal. 
e. Two River Water Reclamation Authority. 
f. NJAWC 
g. NJNG 
h. Borough of Oceanport Road Opening. 

 
Should you have any questions or require any additional information, please do not hesitate to 
contact me directly. 
 
Sincerely, 
 
Colliers Engineering & Design, Inc. 
 
 
 
William H.R. White, III, P.E., P.P., CME, CFM 
Oceanport Planning Board Engineer and Planner 
 
WHW/rb 
cc: Kevin Kennedy, Esq., Board Attorney (via email) 
 Rick Brodsky, Esq. (via email) rbrodsky@ansell.law  

Anthony Comi, PE (via email) acomi@k-c-e.com  
 
\\corp.collierseng.com\files\PROJ\Muni\NJ\OPP0383 - 66 Riverside\Correspondence\OUT\260127_whw_kramer_66_Rivewrside_App Review No. 1.docx 
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