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2 
OVERVIEW 
The Nader Group+ASA team was retained to complete Phase 1A to develop a layout for the 
selected alternative 1C. This alternative 1C was selected by Council and Building 
Subcommittee as the preferred alternative following our initial analysis and recommendations. 

TESTING & INSPECTION 
We retained the services of a testing company to investigate the composition of the existing 
mortar building. A copy of the lab report and backup documents are included as an 
attachment to this report. 

On Monday July 1st, 2019, Sor Testing Laboratories of Cedar Grove, New Jersey, inspected the 
mortar building and extracted concrete core samples from the floor slab to perform 
compression tests to determine the yield strength. The inspectors also drilled through the block 
walls and scanned across segments of it to identify presence/absence of rebar and 
reinforcement. The scanning revealed the absence of rebar through the walls with the 
exception of the lower two blocks. Drilling revealed hollow blocks with no concrete filling. 
Furthermore, the lower two blocks were also drilled and revealed no concrete filling either. The 
report from Sor labs discusses their findings in more detail. 

SUMMARY OF SPACES 
As part of Phase 1A, we re-interviewed several Byram staff members (Town Administrator, Town 
Clerk, CFO, DPW Manager, Police Chief, and Police Lieutenant) to determine possible 
alterations to previous layouts that would allow us to reduce space while still maintaining 
essential functions and safety. This was accomplished through a series of flex spaces and 
shared service spaces throughout the buildings.  

Based on that feedback, we prepared, and subsequently revised, the attached concept 
which correspond with the summary of spaces below: 

SUMMARY OF SPACES  
CIVIC BUILDING  
DEPARTMENT: Square Footage 
   
Finance & Tax  
 Finance & Tax Office, including: 

• CFO 
• Review Table 
• Tax Assessor 
• Tax Clerks (2) 
• Tax Collector 
• Cashier 
• File/Storage 
• Transaction Counter 

735 
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 Subtotal 735 
   
Construction & Recreation  
 Construction & Recreation Department, 

including: 
• Construction Secretary 
• Planning & Zoning 
• Recreation Director 
• File & Storage 
• Counter Access 

550 
 

 Construction& Code Official Office & Review 
Area 

340 

 Subtotal 890 
   
Town Manager, Clerks & Administration  
 Town Manager, including office, small table and 

file cabinets 
240 

 Administrator, including office and files 160 
 Town Clerk & Deputy Clerk, including office, 

small table and required storage 
430 

 Administrative Staff 
• Desks 
• Files 
• Counter Access 

300 
 

 Subtotal 1,130 
   
Shared Services  
 Entrance Lobby 176 
 Civic Lobby 280 
 Town Services & Waiting Areas 

• Cashier 
• Administration 
• Construction 
• Recreation 

230 

 Multipurpose Room (Town Meeting Room) 1500 
 Kitchenette & Storage for Multipurpose Room 204 
 Storage (or additional meeting room) 

**Note: There is the ability to use part of the attic 
for overflow storage. Area not included in this 
table. 

295 

 Large Conference Room/Executive Sessions 330 
 Closet (General) 20 
 Janitor Closet 50 
 Mail/Postage/Copy Area 80 
 Break Room 380 
 Subtotal 3,545 
   



  

4 
Toilets  
 Toilets(s) 440 
 Subtotal 440 
   
Circulation  
 Approximate Circulation Factor (.14) 1100 
 Subtotal 1100 
   
 TOTAL BUILDING FLOOR AREA 7,840 
   
   
   

SUMMARY OF SPACES  
POLICE DEPARTMENT  
 Lobby/Entry 64 
 Police Chief Office w/ Small Meeting Table 200 
 Receptionist 145 
 Patrol Room 305 
 Sergeant Offices (3) 300 
 Lieutenant Office 124 
 Detective Office 124 
 Adult Holding/Interview 80 
 Juvenile Holding/Interview 70 
 Processing Room 100 
 Sallyport 322 
 Crime Lab 105 
 Evidence Room 152 
 Armory 100 
 Central Records Storage 182 
 OEM/Conference Room 166 
 Men's Locker Room, Toilet & Shower 366 
 Women's Locker Room, Toilet & Shower 152 
 Mechanical & Storage 160 
 Break Room 138 
 Public Toilet 80 
 Subtotal 3435 
   
Circulation  
 Approximate Circulation Factor (.225) 1005 
 Subtotal 1005 
   
 TOTAL BULIDING FLOOR AREA 4,440 
 
*The above totals do not include exterior walls or patio/walkway areas. 
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BUILDING & SITE 
Below is our assessment and analysis based on the review of the information above, our 
professional observations, input from the Committee and Council, and further Architectural 
and Engineering analysis.  This assessment is focused on the site and building identified as 
‘Concept 1-C’ in the previous report, which has been refined and revised into the schematic 
layout included with this report.  

Environmental Constraints 
As discussed in the preliminary reports, associated with the new Municipal Building site are 
environmentally sensitive areas as identified by the New Jersey Department of Environmental 
Protection (NJDEP). All of these environmentally sensitive areas are associated with Lubbers 
Run, which lies to the southeast of the existing municipal building.  

a. The NJDEP environmentally sensitive areas are: 

i. An exceptional resource value wetland area which lies northwest of 
Lubbers Run, between the municipal complex and the Lubbers Run 
channel.  This wetland area, as shown delineated on the schematic 
layout, casts a 150’ wide buffer onto the site from the edge of the 
wetlands; 

ii. A delineated flood hazard area which encroaches along the southeast 
boundary of the municipal building site, and; 

iii.  A Riparian Buffer zone, which extends 300’ from the top of the closest 
bank of Lubbers Run onto the municipal complex site. 

iv. The Highlands Preservation Area, which the entire proposed site lies within. 

The schematic layout does not create any regulated activities that were not identified in the 
preliminary report.  This is because in keeping with the conceptual layouts, the schematic site 
layout proposes construction in areas that have been developed and in constant use 
(‘actively disturbed’) for decades.  Within the footprint of the existing municipal complex, the 
ground cover is mostly paved and impervious surfaces, or occupied by existing buildings.  
Because of this condition, the permitting required for the proposed construction is either 
exempted, or greatly simplified, over the same proposed activities in an undeveloped area.  
The proposed schematic layout also does not propose any improvements outside of disturbed 
areas, as was the case with all of the conceptual layouts.  The effect of the required 
environmental permitting of the schematic layout on project cost and schedule is similar to 
that described in the preliminary report and is discussed below: 
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Effects of Environmental Constraints on Project Cost and Schedule 
As indicated above, the schematic layout did not create any regulated activity that was not 
anticipated in the preliminary report.  Impacts to cost and schedule for the selected layout 
are described below:  

a. Highlands- As identified in the preliminary report, a Highlands Exemption #4 will 
be required for construction.  The permit application for the exemption can be 
filed during the design process of the project and is approximately a 90-day 
process.  The highlands exemption will not, therefore affect the schedule of the 
project, as it may be filed for and obtained well in advance of construction.  
Since the project will be exempt from the Highlands Rules, there will be no affect 
on the cost of the project. 

b. Wetlands- A Wetland Transition Area Waiver (TAW) will be required to construct 
the improvements depicted in the schematic layout.  Obtaining a Transition area 
Waiver (TAW) is approximately a 90-day process from filing and can also be filed 
during the design phase of the project.  For this reason it is not anticipated that 
filing for the TAW will affect the schedule of the project.  There are no cost 
implications as restrictions of the wetlands transition area will not apply. 

c. Flood Hazard Area- As with all of the conceptual layout plans considered in the 
preliminary report, construction in the Flood Hazard Area is proposed.  The 
construction activities proposed by the schematic layout will qualify for a Permit 
by Rule #10.  In the case, of a Permit by Rule, no permit application is required to 
NJDEP; the activity is only required to be documented during construction.  This 
permit process will therefore have no affect on construction schedule.  Cost is 
also unaffected as the proposed construction activity is unaffected. 

d. Riparian Buffer Area- The schematic layout proposes regulated activities within 
the 300’ Riparian Buffer.  Note that all disturbance proposed to the Riparian 
Buffer as shown on the schematic layout plan will occur within a previously 
developed and actively disturbed area.  Note also that impervious cover will 
also be reduced.  The disturbance to the Riparian Buffer is located more than 25’ 
from the bank of Lubber’s run in all instances, and no clearing of riparian zone 
vegetation outside of an actively disturbed area is proposed.  The disturbance 
proposed by the schematic layout in the Riparian Buffer will qualify for a Permit 
by Rule #10, which only requires documentation during construction, and no 
formal application to NJDEP.  No impact to construction cost or schedule is 
therefore anticipated.  Note that the Permit by Rule #10 discussed in this section 
would be the same permit as discussed in c. above.  (The disturbance to the 
Riparian Buffer and to the FHA would be covered under the same permit.) 
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e. Stormwater Rules-  The site improvements proposed by the schematic layout will 

be considered a major project since although the project will reduce impervious 
cover, more than one acre is proposed to be disturbed.   

A major project is required to meet requirements for water quantity, to reduce 
the flow of stormwater from the site, for water quality, to meet requirement for 
sediment transfer from the site due to additional impervious surfaces, and 
groundwater recharge, to ensure that no opportunity for surface water to 
infiltrate the ground and recharge the aquifer is lost due to additional impervious 
cover.   

The project will likely require a detention basin to reduce the stormwater runoff 
flows from the site due to the development.  As such, a cost line item for a 
detention basin has been added to the site development construction cost. 

Since no additional impervious cover is proposed, no additional cost will be 
incurred due to the need for water quality, or groundwater recharge 
enhancement site appurtenances, and none have been considered in the site 
construction costs. 

Review of the compliance to the Stormwater Rules is done at the municipal level 
and does not require a permit from NJDEP.  The municipal review is done during 
the design period, and it is anticipated that it will not have an effect on 
construction schedule. 

The Nader Group has previously contacted the Municipal Engineer and discussed the 
regulated activities proposed in this feasibility study, and the permitting that would be required 
to accomplish the site construction as proposed herein.  As of the date of this report we are in 
concurrence as to the permitting requirements for the proposed project.  The Nader Group 
has also scheduled meetings with NJDEP and the Highlands Council to confirm the permitting 
approach outlined above prior to advancement of the site design. 

 

Engineering 
Engineering considerations identified in previous reports have been reviewed and developed 
as they relate to the proposed schematic layout plan.  As a result, the proposed schematic 
layout plan has been determined to be the best balance of cost and functionality.  Notes 
regarding engineering considerations reviewed are as follows: 

a. No excessive earthwork is required to construct the proposed site layout.  Areas of 
known rock have been avoided.  Minimal cut and fill is required as the areas of specific 
use have been maintained; the new parking and buildings are located generally in the 
same area.  Excavation is limited to the installation of conventional underground 
utilities, and standard building footings.  A minimum of exported and imported material 
is anticipated due to the quality of material encountered during limited testing on site. 
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b. Since the project site is almost entirely previously developed and actively disturbed, 

stormwater management requirements are reduced.  Due to a net reduction of 
impervious cover, it is anticipated that minimal water quality and runoff reduction 
appurtenances will be required.  This will not only reduce project costs but will reduce 
the costs of future maintenance.  

c. The proposed schematic layout does not propose any significant alteration to existing 
grades, and therefore reduces both costs and simplifies construction logistics.  

d. The proposed conceptual layout allows for the following logistics during construction: 
a. Maintain use of shed building during construction for police operations  
b. Allow the police department to move only once, reducing downtime for internal 

support services  
c. Maintain a safe, active parking area for continued municipal operations during 

construction. 
d. Create minimal disturbance to DPW operations during construction 
e. Allow use of existing tennis courts for placement of temporary trailers for 

administrative functions 

Site & Circulation 
The proposed schematic layout satisfies the following requirements identified during the 
preliminary analysis: 
 
a. Site Requirements of Municipal Departments 

i. Police 
1. Provides separate secure entrance for civilian personnel with 

receptionist 
2. Provides  defined access to ‘Sally Port’ for processing of suspects 

separate from building entrances 
3. Provides long term/overnight parking for cruisers 
4. Provides separate parking from other municipal functions 

ii. Administration 
1. Parking and layout designed to anticipate the most daytime 

activity 
2. Provides separate entrance for the public vs. municipal employees  
3. Parking is convenient and proximate to separate employee 

entrance 
4. Site circulation Layout leads an arriving motorist towards admin 

parking, due to visibility from the entrance drive 
iii. Civic Space 

1. Provides additional overflow parking for events such as council or 
planning board 

2. The additional parking is a short distance from the meeting room 
3. Separates pedestrian and primary vehicular circulation 

b. General Site Circulation 
i. Minimizes dead end parking 
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ii. Internal roadway leads motorists to different departments 
iii. Separates primary truck traffic from passenger car parking and 

pedestrian circulation 
iv. Provides opportunity for deliveries to front or rear of the proposed 

building 

Building 
As previously discussed in our Analysis Report, it was determined that there were potential cost 
savings in construction the Police Station, which is a required Essential Building, separately then 
the Civic building.  Furthermore, testing, as discussed above, was performed in order to 
determine the ability to reuse the Mortar building.  

ESSENTIAL BUILDING 
To reiterate The International Building Code defines “Essential Facilities” as buildings and other 
structures that are intended to remain operational in the event of extreme environmental 
loading from flood, wind, snow or earthquake (IBC Chapter 2 Section 202 – Definitions). 

Chapter 16 of the International Building Code dictates the structural design requirements for 
all buildings or structures. Section 1604.5 states that all buildings are to be assigned a risk 
category as per table 1604.5. The table shows that police stations are designated risk category 
IV (Essential Facilities) and are to be designed to meet specific requirements. 

Examples of structural requirements for Essential Facilities include, seismic bracing of all piping, 
ductwork, etc. so that building systems remain operational after an earthquake, location of 
equipment above flood levels, and emergency power sources (such as a generator). The 
building must remain operational after a natural disaster, therefore it has more stringent 
structural requirements (i.e., loading requirements). 

These requirements were introduced in the State of New Jersey with the adoption of the 2006 
International Building Code and are part of the 2015 International Building Code to which the 
project must comply. 

HVAC 
The new complex is comprised of three distinctly different functional areas: administrative, 
civic, and police. Because these areas all operate on different schedules and have different 
comfort objectives, the heating and air conditioning approach to these areas will be 
separate. The new architectural design of the complex will support a more traditional HVAC 
system design of an individual HVAC unit with VAV terminal units supporting each of the three 
functional areas.  A determination has not yet been made as to the location of these new 
HVAC units but locations on grade in the rear of the building, and locations on the roof are 
being considered. 

The HVAC system will be complimented by a hydronic baseboard heating system around the 
perimeter of the building. The purpose of the baseboard heat is to temper the infiltration of 
cold air that is normally transmitted through window glass during the colder months of the 
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year. From an engineering perspective, we believe this provides for a more comfortable work 
environment during inclement months. Some may consider this heat optional, if that is a 
consideration for Byram then this could be carried as an alternate to the project bid for Byram 
to consider as they review the total project cost once bids are received. 

The new building design has three restroom groupings, one dedicated to each of the 
functional areas. The approach is to design the restrooms around standard commercial grade 
toilet room fixtures with floor mounted standard flush tank toilets. The existing water system 
serving the complex does not possess enough pressure or volume to pursue flush-valve fixtures. 
In public spaces, the intent is to use manually metered  faucets and to avoid electric motion 
sensor type fixtures. 

Electrically, the new complex will be supported by the existing electrical service as served by 
the local electrical utility. With the addition of the police building, it is possible that the 
electrical service will need to be upgraded to a larger capacity, however where practical 
existing electrical infrastructure will be reused and repurposed. Lighting for the facility will be 
designed around standard contractor grade LED fixtures. In areas where image and interior 
design dictate, the standard light fixture package will be complimented by additional 
decorative fixtures. Current building codes require the installation of motion sensors and 
multilevel lighting in certain areas of the building, the lighting design will reflect these code 
requirements. 

REVISION (NOVEMBER 2019) 
This report was revised based on meetings with Township officials and feedback received. 
Layouts were reworked to allow for a larger civic meeting room while condensing other 
services (see attached plans).  Additionally, two updated costs estimates were prepared.  
One included the construction of both the police station and renovation/addition to the civic 
building. The other represents a preliminary estimate if only the civic building were to be 
constructed/renovated.   

CONCLUSION 
The proposed design is an initial concept based on the best-alternative derived from the main 
concerns of the town: 

• Overall Cost 
• Operation during construction 
• Re-utilization of existing infrastructure 
• Required functionality 

This Phase IA is in concurrence with our initial assessment and layout of Concept 1-C in our 
Analysis Report. We believe this concept is viable and should be advanced based on 
feedback from the Township. 
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Prepared by Nader Group + ASA
August 2019, Revised November 2019

DESCRIPTION

SQ. FT. COST/SF TOTAL

NEW CONSTRUCTION (SF)-ESSENTIAL (POLICE) 4,760 325.00$               1,547,000.00$                                 

NEW CONSTRUCTION (SF)-REGULAR 4,730 275.00$               1,300,750.00$                                 

RENOVATION - EXISTING BUILDLING (SF FLOOR AREA) 3,250 200.00$               650,000.00$                                     

SITE DEVELOPMENT 722,750.00$                                     

SITE PERMITTING 12,000.00$                                       
 - permit fees only

HARD COST SUBTOTAL 4,232,500.00$                 

Construction Contingency (10%) 423,250.00$                                     

TOTAL CONSTRUCTION 4,655,750.00$                 

SOFT COSTS
 - Architecture & Site Engineering Fees (LS) 250,000.00$                                     
 - Testing (2%) 84,650.00$                                       
 - Inspections (LS Budget) 25,000.00$                                       
 - Legal (1%) 42,325.00$                                       
 - Bonding (2%) 84,650.00$                                       
 - Contingency (LS) 125,000.00$                                     
FURNISHINGS, FIXTURES, EQUIPMENT 250,000.00$                                     
 - previous budget (LS)

SOFT COST SUBTOTAL 861,625.00$                    

TOTAL 5,517,375.00$                 

NOT INCLUDED ABOVE:
 - DPW Breakroom Renovation
 - Construction Escalation
 - Moving costs 
 - New well, cost would be approximately $20,000
 - Trailers are not anticipated at this time, if needed for 12 mos, cost is approx. $125,000 for police and administrative personnel.

PRELIMINARY SCHEMATIC COST ESTIMATE



Prepared by Nader Group + ASA
August 2019, Revised November 2019

DESCRIPTION

SQ. FT. COST/SF TOTAL

NEW CONSTRUCTION (SF) 4,730 275.00$               1,300,750.00$                                 

RENOVATION - EXISTING BUILDLING (SF FLOOR AREA) 3,250 200.00$               650,000.00$                                     

SITE DEVELOPMENT 695,420.00$                                     

SITE PERMITTING 12,000.00$                                       
 - permit fees only

HARD COST SUBTOTAL 2,658,170.00$                 

Construction Contingency (10%) 265,817.00$                                     

TOTAL CONSTRUCTION 2,923,987.00$                 

SOFT COSTS
 - Architecture & Site Engineering Fees (LS) 250,000.00$                                     
 - Testing (2%) 53,163.40$                                       
 - Inspections (LS Budget) 25,000.00$                                       
 - Legal (1%) 26,581.70$                                       
 - Bonding 53,163.40$                                       
 - Contingency (LS) 125,000.00$                                     
FURNISHINGS, FIXTURES, EQUIPMENT 250,000.00$                                     
 - previous budget (LS)

SOFT COST SUBTOTAL 782,908.50$                    

TOTAL 3,706,895.50$                 

NOT INCLUDED ABOVE:
 - DPW Breakroom Renovation
 - Construction Escalation
 - Moving costs 
 - New well, cost would be approximately $20,000
 - Trailers are not anticipated at this time, if needed for 12 mos, cost is approx. $75,000 for administrative personnel.

PRELIMINARY SCHEMATIC COST ESTIMATE

PRICING OPTION - CIVIC BUILDING ONLY, NO POLICE STATION
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