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reasonable and within the intent and purposes of the ordinance. Literal enforcement of the Code
requirement would impose an undue hardship upon the applicant by requiring it to disnyb and
replace portions of the existing surface areas in absence of a compelling need for doing so. This
waiver is therefore granted.

CONDITIONS REQUIRED

34. The Board finds that, in order to address the concerns expressed during the
course of the hearing and to limit the relief to that reasonably necessary to satisfu the applicant,s
legitimate requirements, the relief granted is subject to the foilowing conditions:

Site Plan

a. The applicant shall comply with Section 200-31K(3), establishing a
ma:rimum illumination of one foot-candles at property lines, such that Fixture B located to the

northwest of proposed Building N-8 shall be compliant.

b. There shall be an affordable housing unit in each building.

c. There shall be a deed restriction providing that the basement in Building
E-l shall only be used for storage for residential and commercial tenants and for storage for
future residents of adjacent Lot 19 to the north. This deed restriction may be vacated if a

Township land use board approves use of this space for commercial or other uses.

d. The proposed lofts shaii not be used as bedrooms, and the front wall shall

be a knee wall, not higher than 36 inches, rather than a futl wall. There shall be no bathroom on
the ioft level. The plans shall be revised accordingly. Notice of the same shall be included in the

lease, subject to review and approval by the Board Attomey.

Bike closets shall be shown on the architectural plans.

Signage shall be the same as in the original approved plan.

e.
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Landscape and Sus-tainabilitv

g. A determination shall be made regarding trees within and directly adjacent

to the Township right-of-way that will or should be removed as a result of the proposed

construction. Field review prior to construction shall be done. An indication of trees to be

impacted shall be added to the plans.

h. lnformation as to the extent of overhead power and communication line

and pole removal within the adjacent Township right-of-way and adjoining open space shall be

subject to the review and approval of the Township Landscape Architect and specified on the

demoiition plan.

i. If an automatic landscape irrigation system is not proposed, then hose bibs

shall be provided at several locations to facilitate proper and necessary watering, subject to the

Landscape Architect's review and approval.

j. Root barriers shali be provided for trees to be planted in close proximity

(within six feet) to walks. A detail for the root barrier shali be included with the site pians.

k. A substitute for the "Nigra" Arborvitae is required due to potential for

heavy deer browsing in this area. The substitute shall be subject to the Landscape Architect's

review and approval.

l. The location of mechanical equipment and meters shall be depicted on the

plans and screening addressed.

m. The applicant shall consider the integration of "green building" principles

or technologies with the construction of the site and buildings. Incorporation of the following

techniques or materials, or other similar initiatives, shall be reviewed:

. Specification of pervious pavements.

r Utilization of energy efficient LED lighting fixtures.

r Passive solar building design and landscape enhancements.

o Specification of highly energy efficient HVAC systems and mechanicai elements.

. Specification of energy efficient windows and doors and building entry design.

. Incorporation ofor provision for the addition ofsolar panels on the buildings.
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Incorporation of or provision for of electric car charging.

Incorporation of building materials supplied from local sources.

Incorporation of elements to faciiitate mass transit use, such as shared shuttle, bus stops

etc.

The applicant shall install a conduit for an electic car charging station.

o. A note shall be added to the landscaping plan that all ground vegetation

and landscaping within any sight triangle must not exceed a height of 30" and all trees must be

Iimbed to a minimum height of seven feet.

Access and Circulation

p. A parking management plan shall be provided.

q. The barrier-free parking stalls shall be more conveniently distributed

throughout the western portion of the site.

r. Two bicycle parking racks shall be added at the entrances of Buildings N-

8 and N-9 so that a total of 15 spaces are provided. The suitability of the type of bicycle racks

proposed shall be subject to the review and approval of the Township Landscape Architect.

s. The applicant shall provide sufficient grade information at all barrier free

ramps/parking spaces and accessible routes to building entrances to determine compliance with

barrier free standards. Ten-scale detailed enlargements of the same shall be used as necessary to

provide legible information.

t. No Parking Fire Lanes shall be created along all curb areas to restrict

curbside parking for the entire site, subject to the approval of the Director of Fire and

Emergency Services.

u. A lock box to allow immediate access by the fire department shall be

installed on the front of each building.

v. The position of the fire department connection that supports the fire

sprinkler system shall be at the front of the building.

o

o

a
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w. The applicant shall, subject to review by the Landscape Architect, limit

the number of trees in close proximity to the buildings so as not to restrict access by the fre

department.

x. The applicant shall install a paved driveway apron with ADA compliant

grades at the gravel road entrance to the adjacent public space on Lot 15 and shail connect the

applicant's proposed Cranbury Road sidewalk to the existing municipal-constructed sidewalk to

the east.

y. All handicap ramps shall show a detectable warning surface.

z. The two handicap accessible spaces to the south of Buiiding N-9 shall be

relocated to the front or east side of the building to help discourage handicap individuals from

proceeding west via a route that is not accessible.

aa. The applicant shail provide accessible route signing to/from Building N-9

for individuals desiring to access the west side of the development.

bb. The mid-block pedestrian crossing shall be raised to make it rnore visible

and to have a ftaffrc calming effect. Appropriate pedestrian crossing signs shall be provided

along the access driveway.

cc. A crosswalk shall be painted across the north approach of the access

driveway's intersection with Cranbury Road.

dd. On Sheet 5 of 21(Site Layout Plan), a second R5-1 sign (Do Not Enter)

shall be added across the aisle at the end of the one-way entrance drive offof CR 571.

ee. The sight triangles shall be modified to conform to AASHTO

requirements in terms of length and configuration and shall use a design speed of 30 mph.

ff. The positioning of the two handicap-accessible parking areas at Building

N-8 shall be reversed on the Site Layout Plan.

gg. The detail referencing Building E-2 shall be changed to E-1 since Building

E-1 has handicap-accessible parking associated with it.
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hh. All handicap-accessibie spaces shall be dimensioned on the Site Layout

Plan, and any van-accessible spaces shall be so labeled.

ii. For the ADA Parking & Penalty sign detail, the Van Accessible piaque

shall be labeled as R7-8P and shown with a size of 18" x 9." In Note 2. reference to MUTCD

shall be to the 2009 edition.

jj. The location of the Wl l-21W16-7P(L) signs in the westbound direction of

Cranbury Road shall be shown.

kk. In conjunction with the "Do Not Block Intersection" sign along Cranbury

Road, "Do Not Block Intersection" markings shall be provided within the intersection.

11. The proposed cross-hatched striping along Cranbury Road as shown on

the Site Layout Plan shail be 12 feet on center.

mm. There shall be a cross walk across Carlton Piace to ensure pedestrian

safety in accessing the singie cross walk across Cranbury Road to the development.

Appropriate signage shall be established for the cross walk across Carlton

Piace.

Storm Water Manaeement

oo. Soil permeability testing results for the infiltration areas shall be

completed and submitted. If any field conditions are found to be unsuitable, the groundwater

recharge design shall be revised, and the applicant shall return to the Board for amended site

plan approval should the redesign significantly affect the site design.

pp. The Grading and Utility plan shall be revised to indicate the location of

each soil log and the corresponding elevation ofthe seasonal high water table at each location.

qq. The water quality treatment design report shall be updated to include a

design hydrograph showing that the "rain garden" feature can treat the water quality design

hydro graph without overfl owing.
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rr. lnformation regarding the prevention of stored runoff weeping out of the

sides of the storm water management vault system into and possibly through the retaining wall

shall be submitted to the Township Engineer for review and approval.

ss. The applicant shall address the fact thatthe vault system design does not

appear to meet the requirement of a minimum one foot vertical separation from the SHWT, per

Chapter 9.4 of the N.l BMP Manual.

tt. The applicant shall revise the SESC plan to include a temporary sediment

basin for management of storm water and sediment from the western portion of the site until

improvements are initiated on the eastern portion, if that is what is proposed, or provide an

alternate design meeting the standard.

uu. Additional notes and details shall be provided to indicate how the various

storm water management BMPs will be protected during the construction phase, particularly for

the infiltration BMPs where the integrity of the underlying soils must be preserved to ensure

that they can still infiltrate after construction.

w. The applicant shall submit a Stormwater BMP Operation and Maintenance

Manual per the requirements of Section 200-105 for review and approval by the Township

Engineer. Upon approval of same, a deed notice for this document shall be recorded, and related

easements filed, preserving and protecting the approved storm water management features for

the site.

ww. In accordance with Section 200- 105.1, the applicant shall enter into an

agreement with the Township, in a form satisfactory to the Board Attorney, requiring the

installation and maintenance of all storm water management improvements proposed by the

applicant and approved by the Board for this project. Any agreement already in place shall be

amended to reflect the proposed modifications, if necessary.

Utilities

xx. An amendment to any Treatment Works Approval previously issued by

NJDEP is required for the additional 10 residential units, and a revised request for reservation of

additional sewei capacity shall be submitted to the Township Engineer for Township Council

action.
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i.ighting

yy. The applicant shall provide information showing that, in accordance with

Section 200-31C, all lights shall be shielded to restrict the maximum apex angle of the cone of

illumination to 150 degrees.

zz. The applicant shall provide point-by-point lighting intensity data for the

lighting fixtures proposed on Lots 62 and 76 in lieu of the isolux curves cunently presented.

Compliance with ttre requirements of Section 20A-29G and Section 200-3lK shall be calculated

and presented on the plan in tabular format.

aaa. The lights for the rear parking area shali be examined in terms of glare as

viewed from the adjacent residential homes. The type of light, location, and potential for

shielding shali be considered, subject to the Township Landscape Architect's review and

approval.

Other

bbb. A black gate shall be installed for the hash enclosure'

ccc. The loading zone/refuse enclosure east of proposed Building A-1 shali be

designed using more compatible materials that minimize the potential nuisance concerns around

the enclosure for adjacent residential homes.

ddd. The timing of deliveries or pick up at the loading zone east of proposed

Building N-8 shali be appropriate so as to not disturb the tenants.

eee. The applicant shall pay its off-tract road assessment and execute a

developer's agreement so providing.

fff. All conditions of the prior approval not inconsistent herewith shall

continue to aPPlY.
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ggg. The retaining wali that extends along the westerly and northerly property

lines of Lot 76 requires structural design which shall be submitted for review and approval by

the Township Engineer prior to the issuance of construction permits for same.

hhh. The applicant shali submit updated construction cost estimates based on

the current proposal. Amendments to any posted performance guarantees and additional

construction inspection escrow fees shall be made.

iii. Per Section 200-81 . 1 , the applicant shall provide, via both hard copy and

in electronic format, approved site plans being submitted for signature and as-buiit surveys upon

project completion, should this project be constructed.

jjj. The Township shall be provided with PDF copies of the Stormwater

Management Report and the Stormwater Operation and Maintenance Manual and all related

mapping once approved by this office.

kkk. Appropriate revisions to the Redeveloper's Agreement shall be made,

1ll. The following approvals are anticipated to be required:

r Mercer County Planning Board

r Mercer County Soil Conservation District

o Delaware and Raritan Canal Commission

. NJDEP (TWA Permit amendment)

r NJDOT, or letter of no interest

CONCLUSION

Based on the foregoing, the Board at its January 23,2A19 meeting voted to

approve the plans with revisions made therein and as supplemented and modified by the exhibits

and to grant the reliefidentified above subject to the conditions and to be revised in accordance

with the conditions set forth herein.
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This resoiution of memorialization was adopted on March 6,2019 by a vote of
who voted to grant the relief sought by the applicant.

The date of decision shall be January 23,2019 except that the date of the adoption

of this memorializing resolution is the date of decision for purposes of ( 1 ) mailing a copy of the

decision to the Applicant within i 0 days of the date of the decisiory (2) filing a copy of the

decision with the administrative officer; and (3) publication of a notice of this decision. The date

of the publication of the notice of decision shaii be the date of the commencement of the vesting

protection period.

We do hereby certify that the foregoing resolution
was adopted by the Planning Board at its regular meeting
held March 6,2019. 6tris resolution memorializes formal
action taken hy the at its regular meeting held
January 2{2fr19.

O'Brien, Chair

Gene O'Brien, Chair - Yea
Michael Karp, Vice-Chair * Yea
Sue Appelget - Yea
Linda Geevers - Yea
Curtis Hoberman - Absent
Michael Huey - Yea
Andrea Mandel * Yea
Hemant Marathe - Absent
Simon Pankove - Absent
Allen Schectel, Alternate I *Yea

Anis Ahmad Baig, Alternate Ii - Yea

Ellsworth Findings ofFact and Conclusions final 3-7-19




