TOWNSHIP of HOPEWELL
MERCER COUNTY
201 WASHINGTON CROSSING – PENNINGTON ROAD
TITUSVILLE, NEW JERSEY 08560-1410

PROJECT / APPLICATION
BLOCK:

132

LOT:

4,6,8,10

ADDRESS:

1460, 1462, 1464, 1466 River Road

PROJECT NAME:

Titusville Legacy, LLC

REVIEW REPORTS
Engineering
Environmental Commission
Health
Planner

10/20/21
09/21/21
10/06/21
10/21/21

Pg. 2-9
Pg. 10
Pg. 11
Pg. 12

4 AAA Drive, Suite 103
Hamilton, NJ 08691
609-689-1100

MEMORANDUM
TO:

Hopewell Township Planning Board

CC:

Applicant

FROM:

James Bash, PE
For Herbert Seeburger, PE, CME, CPWM
Interim Township Engineer

DATE:

October 20, 2021

RE:

Engineering Review #2 – PBA 21-3
Titusville Legacy, LLC
Bulk Variance – C-1 Neighborhood Retail Commercial Zone
Block 132, Lots 4, 6, 8 & 10; 1466 River Road
VCEA File No. 78062106

I.

Application Submission Items
The following documents were received by the Township under a cover letter dated October 11,
2021 to address the comments in my previous memo dated 9/21/2021:
A.

B.

C.

II.

Plan titled “Preliminary & Final Major Site Plan for Titusville Village Marketplace, Lots 4,
6, 8, and 10 in Block 132, Situate in The Township of Hopewell, Mercer County, New
Jersey”, Prepared by Hopewell Valley Engineering, PC., dated 6/17/21, revised 10/8/21,
consisting of 16 sheets.
Report titled “Supplemental Stormwater Management Report prepared for Titusville
Village Marketplace, Preliminary & Final Site Plan, Township of Hopewell, Mercer
County, New Jersey”, Prepared by Hopewell Valley Engineering, P.C., dated 10/8/21.
Report titled “Stormwater Management Inspection and Maintenance Plan prepared for
Titusville Village Marketplace, Preliminary & Final Site Plan, Hopewell Township, Mercer
County, New Jersey”, Prepared by Hopewell Valley Engineering, P.C., dated 6/17/21,
revised 10/8/21.

Completeness
The application was deemed complete on August 25, 2021.

III.

Description
The property in question is a 1.429-acre parcel located in the C-1 Zoning District, consisting of four
(4) separate lots (Block 132, Lots 4, 6, 8 and 10). The property is served by an on-site well and
individual septic system. The property contains 410.87 feet of frontage on River Road (NJSH 29),
which comprises the westerly boundary of the property. The property is improved with three (3)
commercial buildings and a single-story dwelling, with two (2) paved driveways and gravel areas
in the rear of the buildings. The property formerly operated as a tractor dealership. There are no
wetlands or environmentally sensitive areas located on the property, but the property is located
in the Delaware and Raritan Canal Commission’s Review Zone A. Surrounding properties contain
single-family residential structures.
The application proposes to renovate the existing commercial structures to create a 1,227 square
foot retail space, a 1,757 square foot retail space and a café with 21 seats. The existing 1-story
dwelling will be demolished. The four (4) lots will be consolidated into one (1) lot.
The proposed uses are permitted uses in the C-1 zone. The proposed development meets the
LUDO definition of a shopping center, therefore multiple uses are allowed on the same property.

IV.

Checklist Submission Waivers
The following submission waivers are requested:
A.

Preliminary Major Site Plan Checklist - Administrative
10.
15.
16.
17.
18.
21.
22.

B.

Preliminary Major Site Plan Checklist - Engineering
17.
18.
20.
21.
22.
23.

C.

Environmental Impact Assessment
Completed Fiscal Impact Data Sheet (Community Impact Statement)
Well water supply evaluation
Existing Septic System Certification
Water Quality Test Reports – existing wells
Proof of submission for wetlands LOI
Submission of wetlands report

Wetlands delineation report
Half cross-sections for roadways to be widened
Compliance with each and every design standard
Compliance with approved General Development Plan
Streams, lakes and waterways with drainage areas over 50 acres
Stream corridor delineation

Preliminary Major Site Plan Checklist – Landscaping & Lighting
1.

Tree cover for woodland stands over 10,000 sf

D.

Final Major Site Plan Checklist - Administrative
11.
12.

E.

Final Major Site Plan Checklist - Engineering
1.
3.
4.
5.
7.
10.

V.

Copy of resolution of Preliminary Site Plan approval.
Certification that all conditions of preliminary site plan approval have been
satisfied.

Compliance with all conditions of preliminary approval
Proof of submission of Treatment Works application
Estimate of construction quantities
Detailed Phasing Plan
Detailed Site Plan for construction trailers
Copies of approvals

Review of Checklist Submission Waivers
I offer no objection to granting these submission waivers, as they are not applicable to this project
with the exception that the following items be provided as a condition of any approval the Board
may grant:


VI.

Final Major Site Plan Checklist Engineering Items 3, 4 and 10

Zoning
A.

The property is located within the C-1 Zoning District and required to meet Section 17161 of the Ordinance. Compliance with the applicable standards for the Zoning District is
summarized as follows:
Bulk Requirements

Required

Existing

Proposed

Min. lot area (Ac)
Min. lot width (ft)
Min. lot depth (ft)
Min. front yard (ft)
Min. side yard (ft)

80,000 sf
250’
250’
100’

62,256 sf (e)
410.84’
150’
0.4’ over (e)

No Change (V)
No Change
No Change (e)
12.1’ (e)

North:
South:

50’
62.2’
126’±
50’
15.3’
No Change (e)
Min. rear yard (ft)
70’
111.16’
No Change
Max. Building Height (ft)
30’
<30’
<30’
Max. lot coverage (%)
65%
71.6% (e)
48.4%
(e):
Existing non-conformity
(V):
Proposed Non-Conformity (Proposed consolidated lot)

B.

Variances
1.

A review of the existing conditions on the property reveal the following nonconformities that are proposed to remain with the current application:
a.

2.

The proposed application creates the following bulk variance:
a.

C.

The property is does not meet the C-1 Zone bulk requirements for
minimum lot depth, minimum front yard setback and minimum side yard
setback. These are existing non-conformities with no change proposed.

The proposed lot consolidation creates a lot that does not meet the
minimum lot area requirement in the C-1 Zone. 62,256 square feet is
proposed, where 80,000 square feet is required. It is noted that the four
(4) existing lots do not meet this requirement and are existing nonconformities.

The applicant should provide testimony in support of the bulk variances. Applicants may
seek a variance from bulk zoning requirements under one of the following two statutory
provisions of the NJ Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq.:
1.

C-1 Variances – Property “Hardship” Variances. The Board of Adjustment has the
power to grant a bulk variance if, due to the unusual and unique features of the
property - including the existing layout of buildings and improvements - denying
the variance would impose an undue hardship. The applicant must also satisfy
what is referred to as the “negative criteria”, by showing that a) the variance can
be granted without causing substantial detriment to the public good, and, b) that
the granting of a variance will not substantially impair the intent and purpose of
the municipal master plan and ordinances.

2.

C-2 Variances – “Flexible c”. The Board of Adjustment may grant a bulk variance
if the Board determines that the benefits of granting the variance outweigh the
detriments of noncompliance with zone requirements. The Board must
determine that the purposes of zoning (N.J.S.A. 40:55D-2), such as health, safety
and welfare, or promotion of a desirable visual environment, will be advanced by
a deviation from zoning ordinance requirements and that the benefits of the
deviation will substantially outweigh any detriment. The “negative criteria”
described above for c1 variances must also be satisfied.

Please see below in bold/italic font for the status of the original comments in my memo dated
9/21/2021:
VII.

Site Layout Comments
A.

Typical dimensions shall be added to the plan for all drive aisles, parking spaces, and
sidewalk widths. The rear drive aisle appears to be 18’ wide where the 60-degree parking

is proposed. LUDO Section 17-95d requires a 20-foot wide drive aisle where 60-degree
parking is provided. Additionally, 25’ is required for the 90-degree parking to the north
of Building #3. The plan shall be revised as required. The applicant has clarified that
parking spaces are 10’ wide, which allows the rear drive aisle to be 18’ wide. The typical
dimensions for the angled parking on the building side of the drive aisle should be shown
on the plan to demonstrate conformance. The 90-degree parking area has been revised
to address this comment.
B.

The site plan provides a circulation plan for the trash truck, but no other vehicles. It does
not appear a fire truck or large deliver truck can be accommodated on the site. Testimony
shall be provided regarding circulation and the largest anticipated vehicle on site. I defer
to the Hopewell Township Fire Official regarding emergency vehicle circulation on site.
The applicant has responded that the trash truck will be the largest trash truck on site.
I offer no objection pending approval by the Hopewell Township Fire Official.

C.

The applicant indicates that 27 parking spaces are required and 27 are proposed. One of
the parking spaces is being counted as both a parking space and loading zone, which is
not permitted. An additional space shall be added or a variance should be requested. This
comment has been addressed. By ordinance, loading is not required due to the small
size of each use and the “loading area” is now striped exclusively for parking. No further
action is required.

D.

The site appears to provide an inadequate amount of loading zones. Building #2 and
Building #3 provide no loading areas. Building #1 provides a loading area but it does not
meet the size required by LUDO Section 17-95e. The plan shall be revised or the
appropriate relief shall be requested with testimony to support granting the relief. The
ordinance does not require loading areas due to the small size of the three uses. The
applicant shall still provide testimony as to how deliveries to each use will be handled.

E.

It appears that anyone who parks behind Building #2 will be tempted to walk in the
driveway between Buildings 1 and 2 to access Building #1, as there is no sidewalk
provided. The existing front yard setbacks of the buildings (14’ & 16’) can create a
visibility issue for cars turning into the site. This combined with the narrow drive aisle
(16’) is concerning for pedestrian safety. Testimony shall be provided regarding
pedestrian circulation and safety in this area. The plan has been revised to eliminate the
pedestrian connection to this driveway and discourage pedestrian circulation in this
area. The two parking spaces behind Building #1 still have no pedestrian path outside
this driveway. Testimony shall be provided to address pedestrian safety.

F.

Testimony shall be provided regarding the location of the A.D.A. parking and whether a
more central location to all uses was considered. The A.D.A. accessible route to Building
#1 is over 330’. The A.D.A. parking location remains the same on the revised plans.
Testimony shall be provided to support the location.

G.

The A.D.A. parking signs shall be depicted 2’ behind the curb to allow for bumper

overhang. No wheel stops are proposed. This comment has been addressed. No further
action is required.

VIII.

IX.

H.

A stop bar shall be provided at the site’s exit driveway. This comment has been
addressed. No further action is required.

I.

Testimony shall be provided to verify if one 15’ x 10’ trash enclosure is adequate for the
trash and recycling needs of all three uses. The applicant has responded that the
enclosure size is adequate. Testimony shall be provided regarding trash pick-up
operations.

J.

No proposed site identification signage is shown on the plan. All signage shall be shown
on the plans to determine if it is complaint with all applicable sign regulations. The plan
has been revised to propose a site identification sign. The size and height comply with
the sign requirements; however, the sign setback is 0 feet, where 15 feet is required.
The applicant has requested a waiver to allow the sign location. Testimony shall be
provided to support this request.

Grading Drainage & Utility Comments
A.

Per LUDO Section 17-82.12a.1, the minimum size diameter for storm sewer pipe is 15”.
The plan shall be revised to comply with this requirement. The applicant has stated that
this waiver is necessary to match the size of the existing downstream storm sewer (12”).
I offer no objection to granting this waiver.

B.

The ramp on the north side of Building #3 appears to exceed maximum allowable slope.
This shall be reviewed and revised as necessary. Handrails shall also be shown on the
plan. This comment has been addressed. No further action is required.

C.

Testimony shall be provided as to the intent of the weir wall inside of inlet #10. Will there
be an orifice to ensure the inlet fully drains? The weir wall has been removed and the
comment is no longer applicable. No further action is required.

D.

The grades shall be reviewed and revised for the sidewalk in between buildings 2 and 3,
specifically between the top of the stairs and the parking area. The grades appear to be
very steep here. This comment has been addressed. No further action is required.

Soil Erosion & Sediment Control Comments
A.

X.

The soil erosion and sediment control plan is subject to review and approval by the
Mercer County Soil Conservation District.

Lighting & Landscape Comments
A.

The Wintergreen Boxwood, Dwarf Deutzia, Black Diervilla, Margarita Jessamine,
Aaronsbeard St. Johnswort and Skip Laurel species are not on the approved list of species
in LUDO Section 17-89. These species shall be replaced with species on the approved list.

The applicant has revised the plan to address replacing the bulk of the species that were
not on the approved list, but wishes to utilize some native plants that are not on the
approved list. Testimony should be provided to address utilizing these plants.

XI.

XII.

B.

The applicant shall provide testimony regarding the existing screening between the
subject property and lots 25-30 to the east of the property where no onsite screening is
proposed in the landscape buffer as required by LUDO Section 17-89e.

C.

No screening is proposed in the landscape buffer to the residential lot to the south.
Landscaping shall be added here in accordance with LUDO Section 17-89e.

D.

Testimony shall be provided regarding the removal of existing trees. It appears only one
tree is being removed. The applicant has confirmed only one tree is being removed. No
further action is required.

E.

There are areas with no light along the A.D.A. accessible route. Additional lighting shall
be provided. The applicant has indicated that building mounted lights will be utilized. A
revised lighting plan showing the building mounted lights and light levels shall be
provided.

Construction Detail Comments
A.

A detail shall be provided for the proposed steps. This comment has been addressed. No
further action is required.

B.

The thickness of the stone bed shall be shown on the porous pavement detail.
Additionally, the bottom of the stone bed shall be noted to be level. This comment has
been addressed. No further action is required.

Stormwater Management Comments
A.

The applicant proposes to meet stormwater quality and green infrastructure
requirements with the use of porous pavement. While this technique is acceptable, the
applicant shall review if this is appropriate for this site. The maximum grade allowable
for porous pavement is 5% to ensure even infiltration across the pavement. The majority
of site exceeds this slope. Creating a level bottom in the stone storage bed may also prove
difficult with the proposed onsite grades. Due to the existing buildings, the existing
grades at the driveway have cannot be modified to achieve slopes less than 5%. The
applicant has revised the plan to include two (2) Filtera HC Bioretention Systems for
water quality units (one at each driveway). I offer no objection to this green
infrastructure technique being utilized to meet water quality standards.

B.

The applicant shall provide testimony regarding the existing land cover. There are gravel
areas modeled as impervious surface with a CN of 98 as opposed to a CN value of 89 for
gravel. The applicant has provided supplemental calculations to demonstrate all peak
flow reductions are still met when the site is modeled as gravel. No further action is

required.
C.

XIII.

The Maintenance plan shall be revised to list Herbert J. Seeburger Jr., PE as the Interim
Township Engineer on Page 1. This comment has been addressed. No further action is
required.

Additional Approvals
Should the Board grant the approval, the applicant will be required to obtain all applicable outside
agency approvals. Approvals may be required from the following agencies:
A.
B.
C.
D.
E.
F.
G.

Hopewell Township Board of Fire Commissioners
Hopewell Township Health Department
Mercer County Soil Conservation District
Mercer County Planning Board
Delaware & Raritan Canal Commission
NJDEP Treatment Works Approval
NJDOT

This comment has been addressed.
XIV.

Recommended Conditions of Approval

A.

Should this application be approved, we recommend, at a minimum, the following
conditions of approval:
1.
Continued payment of any required application and escrow fees.
2.

Proof that all applicable outside agency approvals have been obtained.

3.

An engineer’s estimate shall be provided for all onsite and offsite improvements.

TOWNSHIP OF HOPEWELL

MEMORANDUM
TO:

Planning Board Members

FROM:

Environmental Commission Members

DATE:

September 21, 2021

RE:

Titusville Legacy, LLC
Block 132, Lots 4, 6, 8, 10; 1460, 1462, 1464, 1466 River Road;
C-1 Zoning District
Preliminary & Final Site Plan, Bulk Variance

We are writing to inform you of our concerns regarding the subject application, which is
scheduled to be reviewed by the Planning Board.
During our Environmental Commission meeting via Zoom on September 21, 2021, members
Nora Sirbaugh, Rex Parker, Vanessa Sandom, Mark Bean, Jim Gambino, and Paul Kinney
reviewed and discussed the subject application together with Jim Bash.
We understand the proposed project is considered a major development and must comply with
existing stormwater management regulations, since it will disturb more than one acre of land.
Although we are happy to see the project will reduce the lot coverage area from 71% to 48%, it
is not clear if the proposed porous pavement will function properly since the existing grades are
greater than those recommended for its use. Excessive grading may be required or alternate
green infrastructure solutions will be needed. We suggest that proposed lawn areas could be
changed to no-mow deeper rooted grasses or other native plants that will absorb more
stormwater runoff and provide needed pollinator habitat.
The plans do not show adequate landscape buffers along the eastern and southern property lines
and ask that additional plantings be required as per our ordinance.
The following proposed shrubs are not on the Township’s approved plant list and should be
replaced with approved species:
Wintergreen Boxwood, Dwarf Deutzia, Black Diervilla, Margarita Jessamine,
Aaronsbeard St. Johnswort and Skip Laurel
Finally, additional lighting may be needed in certain areas, especially along the A.D.A.
accessible route.
Respectfully submitted: Jim Gambino, Secretary
cc: Jim Bash, C. Peters-Manning, EC Members
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T O W N S H I P of H O P E W E L L
MEMORANDUM

TO:

Hopewell Township Planning Board

FROM:

Dawn Marling, Health Officer

DATE:

October 6, 2021

SUBJECT:

Case No. 21-16
Titusville Legacy, LLC
1460, 1462, 1464, and 1466 River Road
Block 132; Lots 4, 6, 8, and 10

The applicant, Titusville Legacy LLC proposes to construct a mixed-use retail project on River
Road in the aforementioned Block and Lots, which were formerly a Kubota Dealership. The
property will be served by a well and septic system.
A Phase 1 Environmental Site Assessment (ESA) was prepared by Corporate Environmental
Services Inc. in December 2020. This Phase 1 ESA did not reveal evidence of any Recognized
Environmental Conditions (RECs) at the site. Bayer Risse Engineering completed soil testing the
week of December 29, 2020, which was witnessed by the Hopewell Township Health Department.
A septic system design for the proposed project was submitted on July 8, 2021 to the Hopewell
Township Health Department and was sent to Van Cleef Engineering, Hopewell Township’s
Municipal Engineering consultant for the required sign-off, enabling the applicant to submit the
septic proposal to NJDEP for a Treatment Works Approval (TWA). The NJDEP approval is
pending, so any decision by the Planning Board must make NJDEP-approval contingent.
There are two potable wells on site that will be abandoned pursuit to NJDEP requirements and
with permits from the Health Department. A new well is proposed on the site to provide potable
drinking water. The new well must meet Hopewell Township’s Water Supply Code standards for
both quantity and quality. These conditions must be memorialized in the Planning Board’s
Resolution of Decision for the applicant to move forward with site development.

B A N I S C H
A S S O C I A T E S, I N C.

Planning and Design

MEMORANDUM
To:

Hopewell Township Zoning Board of Adjustment

From: Francis J. Banisch III, PP/AICP
Date: October 21, 2021
Re:

1.0

Preliminary/Final Site Plan with Variances
Applicant: Titusville Legacy, LLC
Block 132, Lot 4, 6, 8 &10; 1462 River Road
Zone: C-1 – Neighborhood Retail Commercial
Documents Reviewed:
• Land Use Application dated June 2021
• Application Checklist submission waiver and design waiver request form
• Preliminary and Final Site Plan Checklists dated June 17, 2021
• Major Site Plan for Titusville Village Marketplace, prepared by Russell M. Smith, PE,
dated June 17, 2021, consisting of 18 sheets

2.0

Background

2.1

The applicant is seeking preliminary and final site plan approval with variances for the
construction of three commercial retail buildings with associated site improvements at 1462
River Road, Block 132, Lots 4, 6, 8 and 10 in the C-1 District.

2.2

The site contains the former Kubota dealership and is currently developed with three 1story masonry buildings and one 1-story frame dwelling. Paved areas extend along the
frontage of the site with disturbed areas located along the back of the site. The combined
four lots total 62,266 square feet.

2.3

The applicant proposes to demolish the existing buildings and construct three new
retail/commercial spaces consisting of:
Building #1: 1,083 square feet building for retail space located on the eastern side of the
site.
Building #2: 1,757 square feet for retail space located in the center of the site
Building #3: 1,220 square feet for café use located on the west side of the site.
Additional site improvements include a formalization of the parking and driveway area
with entrances to the site located between buildings 1 and 2 to the east and the second
entrance on the far westerly side of the site. Parking spaces are located along the driveway,
including 2 spaces behind building 1, 17 spaces behind buildings 2 and 3, and 9 spaces on
the western side of building 3, for a total of 27 spaces. Two of the 27 spaces are ADA

111 Main Street, Flemington, NJ 08822

908-782-0835/7636(fax)

banisch@banisch.com

accessible which are located next to building 3. Other improvements include landscaping,
lighting, and a monument sign.
3.0

Variances

3.1

The proposed site plan requires the following variances:
• Minimum lot area where 80,000 square feet is required, and 62,266 square feet exists and
is proposed. This is a pre-existing non-conforming condition for the combined area of
the four lots. The applicant is seeking a lot consolidation as part of the application.
• Minimum front yard where 100 feet is required, .4 feet exists, and 12.1 feet is proposed

3.2

In addition the site includes the following preexisting non-conforming conditions:
• Minimum lot depth where 250 feet is required, and 150 feet exists
• Minimum side yard where 50 feet is required, and 15.3 feet exists

4.0

Comments

4.1

The proposed site plan utilizes much of the existing buildings footprint and disturbed areas
while also formalizing the entrances, driveway, and parking areas. In addition, the new
plan allows for the removal of the unnecessary impervious coverage and returns much of
the disturbed and impervious coverage to lawn and landscaped areas. The existing lot
coverage for the property is 71.6% with the proposed coverage reduced to 48.4%, below
the maximum coverage requirement of 65%.

4.2

The proposed landscaping includes larger deciduous trees located around the rear parking
area and along the road frontage. These include Serviceberry, Birch, Magnolia, Black
Gum, Willow Oak, and Princeton Elm. In addition, a variety of shrubs are proposed along
the road frontage and surrounding the proposed buildings. Shrubs include Boxwood,
Summersweet, Inkberry, Skip Laurel, and similar plantings. Along the northwestern side
of the property, adjoining the residential use on Lot 20, a staggered row of Eastern Red
Cedars is proposed.
Section 17-89.f. requires a 25'-wide landscaping buffer between non-residential and
residential uses. The proposed plantings along the westerly line do not appear to extend 25
feet. In addition, there are no plantings to the rear or easterly boundary proposed. The
applicant should provide testimony regarding the landscaping along the property boundary
and if it complies with the ordinance.

4.3

The lighting plan identifies primarily wall mounted lighting on the proposed buildings and
pole mounted lighting along the driveway and parking area. The applicant should provide
testimony regarding all proposed lighting and its conformance with the Township’s lighting
ordinance (17-90). The Board might consider a cut off time for lighting, for example a half
hour after the close of business, to mitigate any negative impacts to adjoining uses.

4.4

The site plan indicates a free-standing sign centrally located along the road frontage. The
sign detail (sheet 2) indicates the sign will be a ground mounted illuminated monument
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sign with brick end pillars. The sign is 5.5 feet high with a sign area of 3.5 feet by 4.5 feet.
The applicant should provide testimony regarding the sign details and conformance with
the sign ordinance. The Board may wish to discuss a downward mounted illuminated sign
to further reduce any light issues from the roadway and residential properties.
4.5

The applicant should provide details on the construction schedule and timing for the site
and how construction vehicle traffic will be accommodated on-site. We defer to the Board
engineer regarding construction activities, but the applicant should address any traffic
concerns along River Road and any impacts they may have for the adjoining properties and
area.

4.6

Any approval by the Planning Board should be conditioned upon approval by any other
agency having jurisdiction.

cc:

Linda Barbieri via email for distribution to Planning Board members and professionals
and applicant via email
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