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

PROJECT / APPLICATION
BLOCK:

46

LOT:

8.012

ADDRESS:

Pennington Rocky Hill Road

PROJECT NAME:

BeiGene Hopewell Urban Renewal, LLC - Site Plan,
Preliminary/Final

REVIEW REPORTS
CONTENTS
Engineer

February 15, 2022

Page 2

Planner

January 24, 2022

Page 26

Health

January 6, 2022

Page 24

Fire Safety

January 26 2022

Page 31

Environmental Commission

January 20, 2022

Page 25

Paul W. Ferriero, PE, PP, CME, LEED AP, CFM
Robert C. Brightly, PE, PP, CME

Steven B. Bolio, PE, CME
Mark S. Denisiuk, PE, CME, LEED AP
Mark Kataryniak, PE, PTOE
Joseph S. Kosinski, PG, CFM, LEED
C. Richard Quamme, PE, CME
Jess H. Symonds, PE

MEMORANDUM
(via email)

TO:
FROM:
DATE:
SUBJECT:

Hopewell Township Planning Board
Mark Kataryniak, PE, Redevelopment Consultant
February 15, 2022
Engineering Review 2
Preliminary & Final Major Site Plan
Pennington Rocky Hill Road
Block 46 Lot 8.012
Redevelopment Plan Area A
Hopewell Township, New Jersey
FEI Project No.: 21HT207

Following the issuance of initial review reports, including our Engineering Review 1 memorandum
dated January 20, 2022, our office has received the following formal revised documents from the
applicant for the subject project, and has been in continued conversations with the applicant to
address several of the items contained within the report:
 A copy of our office’s January 10, 2022 Engineering Review 1 Memorandum, with
annotated responses from the applicant, dated February 4, 2022, and updated February
10, 2022.
 Preliminary and Final Site Plans of Princeton West Campus, prepared for BeiGene,
Situated on Block 46, Lot 8.012 (formerly a portion of Block 46, Lot 8.01), Hopewell
Township, Mercer County, New Jersey, Redevelopment Plan “Area A”, prepared by
Van-Note Harvey Associates, Inc., latest revision date February 2, 2022, containing 21
sheets, comprised of Cover Sheet (CVR), Vicinity Plan (VIC), and Drawings CE-1
through CE-19.
 Overall Turning Movement Plan, prepared by Van Note-Harvey Associates, dated
February 2, 2022, containing one sheet.
 Traffic Management Plan, prepared by Van Note-Harvey Associates, dated December 13,
2021, containing one sheet.
 Landscaping Plans prepared by Arnold Associates, dated October 20, 2021, revised
through February 2, 2022, containing 3 sheets.
 Lighting Plans prepared by Beam Ltd., dated January 28, 2022, revised through February
2, 2022, containing ten sheets.
 Architectural Plans prepared by IPS Professional Engineers and Architects, PC, dated
November 19, 2021, revised through February 2, 2022, containing 32 sheets.
 Architectural renderings prepared by IPS Professional Engineers and Architects, PC,
dated February 2, 2022, containing three sheets.
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 Campus Traffic and Site Logistics Plan, prepared by Van Note-Harvey Associates, Inc.
dated February 1, 2022, containing one sheet.
 Stormwater O&M Plan, Stormwater Management Measures Maintenance Plan & Field
Manuals, prepared by Van-Note Harvey Associates, Inc., dated November 2021, revised
February 2, 2022.
 Traffic Impact Study, Proposed Project Site Plan, 311 Pennington Rocky Hill Road,
Hopewell Township, Mercer County, New Jersey, prepared for BeiGene Hopewell Urban
Renewal, LLC, prepared by DTS Provident, dated December 14, 2021, Revised February
4, 2022.
 Light Pole Base Foundation Calculations, prepared by Van Note-Harvey Associates, Inc.
undated, containing three sheets.

Background information on the overall project and general information on the proposed
application previously described in our prior report is provided here for continuity and ease of
reference:
The subject application has been submitted following a recent subdivision of a portion of
the Princeton West Innovation Campus, (formerly the Bristol Myers Squibb (BMS)
campus), to create an independent lot, Block 46, Lot 8.012, comprising 42.004± acres,
within the overall campus lot, Block 46, Lot 8.011. The recently created lot (Lot 8.012) is
situated within the existing ring road that encircles the developed portion of the former
campus. The lot that is the subject of this application and the portion of the overall campus
lot (Lot 8.011) within the existing ring road is the subject of a Redevelopment Plan adopted
by Hopewell Township and identified as Redevelopment Area A (Ordinance Number 211761 on October 4, 2021). The subject application seeks Preliminary and Final Site Plan
approval for a Research, Development and Innovation facility for BeiGene Ltd., on the
newly created Lot 8.012, consistent with the Redevelopment Plan for Area A.
The proposed site improvements consist of the construction of a freestanding
office/laboratory building, with manufacturing for drug substance and drug product,
warehousing and distribution and accessory space, containing a total of 397,650 square feet
of floor area, that will house the operations and distribution services for BeiGene. The
proposed building is configured as four separate modules connected by a linear spine
building running in a roughly east west orientation at the southeast portion of Lot 8.012. A
small parking area is proposed at the westerly end of the proposed building, in front of the
Office/Lab Module, that provides an access/entrance extending from the ring road on the
existing campus, by way of a one-way circulatory looped road. The access to the looped
road is aligned with the current construction entrance road that extends from the loop road
within the campus to a signalized intersection at Pennington Rocky Hill Road (identified
as the Elm Ridge Road Access). A covered walkway is proposed extending from the
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westerly end of the parking area at the front of the Office/Lab Module that extends to the
existing surface parking lot near the southwest corner of Lot 8.012. A separate pair of oneway (entrance and exit) drives are proposed extending from the existing access road
internal to the ring road at the east end of the property, that extends off the main entrance
road to the campus, and provides vehicular access to the Warehouse Module located on the
north side of the spine building. Additional improvements consist of the construction /
extension of pedestrian paths and the construction of a grass paver fire access road around
the perimeter of the proposed improvements on the subject lot. Mechanical equipment,
consisting of cooling towers, transformers, generators and future generator areas are
proposed in an exterior area adjacent to the existing Central Utility Building located on the
easterly side of the lot. Stormwater management for the proposed improvements consists
of a series of collection inlets and piping systems that discharge to a total of six new rain
gardens located around the perimeter of the proposed building.

Notable modifications to key components of the proposed application reflected in the revised
materials submitted include:
•
•
•
•
•

Expansion / modification of the stormwater management system, including adding a
seventh rain garden / detention facility to address Green Infrastructure (GI) requirements
in the NJDEP stormwater regulations and township ordinances.
Modification of the stormwater basin that serves the existing parking lot on the property
to include meadow planting and replacement of the concrete low flow channel with a
permeable media.
Expansion of the overall site lighting design to include retrofitting of the existing lights
within the existing parking lots on the subject property to LED full cut-off fixtures.
Relocation and reconfiguration of the proposed fire access road along the northern
boundary of the proposed buildings.
Inclusion of various roadway improvements within the limits of the overall
Redevelopment Area A on the campus, but outside of the boundaries of the subdivided lot
(Lot 8.012) owned by the applicant.

Key Issues for Discussion (Updates Highlighted)
a. Key environmental protections outlined in Section III.D.6 of the Redevelopment Plan
require new development to include scaling up of the water recycling system currently in
use on the campus, and for enhancements to the vegetation within the Riparian buffers to
the Stony Brook within the campus. The applicant should discuss how these requirements
will be met as none are identified on the application materials submitted.
1. The applicant has provided in their annotated responses that the current overall
campus water reclamation system is scaled to the capacity of the existing
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wastewater treatment plant, and that the proposed development will utilize a
portion of the existing capacity at the existing wastewater treatment plant along
with the proportionate share of the reclaimed water for the cooling tower makeup water within the Central Utilities Building. The applicant should provide
testimony to the Board to confirm that the existing wastewater treatment plant
has sufficient surplus capacity, including the corresponding reclaimed water
utilization to satisfy the anticipated demands of the proposed facility. A
commitment by the applicant to make any necessary improvements to the on-site
wastewater treatment plant and water reclamation system should any deficiencies
be identified during advanced design or construction should be included as a
condition of a favorable resolution.
2. The revised plans address enhancements to areas adjacent to the Riparian Areas
on the subject property through meadow planting and other landscaping
enhancements which are discussed further in the detailed comments.
b. The proposed regrading of the property results in grades and slopes on the site that are
substantially different from the current conditions, including areas of steep slopes, and a
redirection of some of the runoff to the ring road which currently flows inward towards the
retention pond on the site. Consideration should be given to minimizing the extent of the
grade changes to reduce potential for erosion, and stormwater runoff impacts. Areas of
ponding near the proposed buildings and washout/erosion of embankments onto adjacent
porous pavement walks are noted as a result of the current grading. Additional commentary
is contained herein within the detailed technical comments.
1. Through their response, the applicant identifies that the orientation and
configuration of the building drove critical constraints to both maintain current
drainage patterns and accommodate the vertical alignment of the various floors
in the building. The applicant has stipulated to maintaining compliance with Soil
Erosion Standards of NJ and to 3:1 maximum slopes. The revised plans did not
include a fully engineered revision to the proposed site grading, primarily due to
open issues with the stormwater design, and the applicant has agreed to
addressing the detailed comments raised relative to site grading. Submission of
an updated Grading Plan should be required as a condition of any favorable
resolution.
c. The proposed one-way access roads to the Warehouse Module 05 contain a number of
changes in grade connected by short-length vertical curves. The grade changes at the
vertical curves contain considerable grade changes (5% or more) that may create
operational difficulties for the trucks that will be the primary vehicles using these access
roads. The revised road centerline profiles submitted address the concerns raised, but
have not yet been reflected in the full grading plan for the site as noted above.
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d. The proposed grading of several of the detention basins / rain gardens result in the
construction of dams on site that will require permitting by the NJDEP Bureau of Dam
Safety due to the vertical height between the top of the basins and the discharge points.
The supplemental information provided confirms that the dams created by the
construction of the basin meet the criteria for Dam Hazard Classification IV, making
them eligible for a Permit by Rule under the NJ Dam Safety Standards, NJAC 7:20. The
applicant should stipulate to supplementing or revising the design calculations as
required to confirm eligibility for Permit-by-rule determination as stipulated in NJAC
7:20-1.3.
e. The proposed stormwater management system does not appear to meet the Green
Infrastructure Standards required by the township’s Stormwater management Ordinance
and the NJDEP stormwater regulations. Specific comments are contained within the
detailed technical section of this report.
1. The applicant has provided conceptual level plans and calculations illustrating
how the stormwater management design can be modified to meet the Green
Infrastructure Standards.
2. The applicant, through discussions held subsequent to the issuance of our first
report, has confirmed that the required stormwater management system designed
for the site will be compliant with the Green Infrastructure Standards.
3. The applicant has agreed to replacing the proposed manufactured treatment
device contained within the stormwater management system to GI-compliant
devices.
4. Further discussion is contained within the detailed technical section of this
report.
f. Site access for construction vehicles should be identified, and testimony should be provided
on the anticipated duration of construction and level of vehicular activity entering /exiting
the site that can be expected during the construction of the site. The revised materials
indicate a conceptual plan that identifies the Elm Ridge Road entrance as the dedicated
access for project-related construction activity, with the remaining access point to the
site serving the existing uses within the balance of the campus. The portion of the
internal ring road bordering the applicant’s lot will also be closed to accommodate
anticipated construction activities, which are anticipated to run for an approximate 24month duration. The overall concept provides an acceptable strategy for managing
necessary construction traffic to/from the site, and minimizing conflicts for both internal
traffic associated with other uses on the campus and general traffic on the adjacent
public roads and trails. Additional comments are contained within the technical section
of this report.
g. The Redevelopment Plan requires truck activity to be evaluated for all proposed warehouse
uses within the redevelopment Area. No analysis was provided with the submitted
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h.

i.

j.

k.

materials. The required analyses have been included in the revised materials satisfying
the requirements of the Redevelopment Plan.
The plans indicate that the portion of the existing ring road abutting the subject property
will be closed during the construction of this project. While we recognize that all of the
uses within the ring road will continue to function as one contiguous campus, the ring road
is located on the adjacent Lot 8.011, and the Applicant should demonstrate that they have
approval from the owner of Lot 8.011 for the long-term closure of this portion of the ring
road. The applicant has indicated that the temporary modifications to the traffic
operations on the ring road have been coordinated with the owner of the adjacent
property (Lot 8.011). The applicant should confirm the same through testimony to the
Board.
A traffic management plan should be provided that illustrates how vehicles will be directed
around the portion of the ring road that will be closed during the construction of this project.
The applicant has submitted the requested plan which is discussed further in the
technical sections of this report.
The applicant should discuss the view of the developed campus from Pennington Rocky
Hill Road, especially from the perspective of looking down the Elm Ridge Road access
road, and illustrate to the board that the intent to maintain a visual buffer on the lands
outside the ring road as described in the GDP form the former BMS campus. The applicant
has provided rendered exhibits representing the built-out conditions viewed from the
perspective of Elm Ridge Road. The applicant should provide testimony to the Board to
represent the scope and extent of screening measures and/or landscaping enhancements
at the Elm Ridge Road entrance that are proposed.
Additional information is needed to determine whether the proposed buildings conform to
the maximum building height limitations established by the Redevelopment Plan.
Additional commentary is contained within the detailed technical comments.
1. The Redevelopment Plan defines building height as the distance between the high
point of the structure and the average proposed grade at the elevation facing the
street.
2. The revised architectural plans submitted indicate a 60’0” building height from
the high point to the finished first floor and the revised Grading Plans submitted
indicate finished grade on the elevation facing the street averaging 0.5 to 1.0±
feet below the finished first floor elevations, resulting in building heights slightly
over the maximum permitted building height.
3. Through continued discussions with the applicant, additional conceptual
materials have been presented to indicate how the applicant can modify the
proposed grading to comply with the maximum building height.
4. The height of the rooftop screening, based on a building height of 60 feet, cannot
exceed 66 feet measured from the proposed finished grade at the elevation facing
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the street. The revised plans submitted show the elevation of the rooftop screens
in excess of the maximum 66-foot height. It is noted that the applicant has
provided additional sketches to my office to demonstrate that the rooftop screens
can be brought into compliance.
5. The applicant should provide testimony to the Board explaining the extent of the
changes to the updated plans recently submitted and confirm compliance with
the maximum building height and maximum rooftop screen height for the
proposed development.

Detailed Plan Comments
The detailed comments contained within the January 20, 2022 that have been satisfactorily
addressed with the revised submission materials have been removed from our updated
report, with the original numbering retained. The following comments, based on the revised
materials received, are offered for the Board’s consideration:
1. Cover Sheet (CVR) – No Comments
2. Vicinity Plan and Key Map (VIC) – No Comments
3. Overall Site Plan (CE1)
a. The earthwork Cut/Fill Summary shows a net cut of approximately 2,800 cubic
yards of material, with approximately 50,300 cubic yards of material being
redistributed on the site. The applicant should indicate of any of the excess cut
material will be exported from the site. If so, the applicant should provide testimony
on the number of trucks, duration, and schedule for any soil export operations. The
applicant will be required to revise the cut/fill calculations as required based on
grading revisions required to address other comments in the report. Efforts are
encouraged to maintain the current limits of disturbance for any required
distribution of additional material without negatively impacting overall grading
and drainage.
b. Export of topsoil from the site is not permitted by Hopewell Ordinance §17-107.
c. Note 3 on the earthwork summary indicates that excess earthwork may be respread
within other open or landscaped areas on the site. If this is intended, the areas should
be identified and the proposed grades illustrated. Distribution/deposition of excess
material within other areas on the property or within the campus will expand the
limit of disturbance on the site and be subject to further permitting by the Mercer
County Soil Conservation District. Additional areas for berms and redistribution
have been shown, which will minimize additional disturbance. Efforts should be
retained to maintain the established overall limits of disturbance to the greatest
extent practical.
f. The calculations provided on the plans indicate that 386 parking spaces are
provided on the subject lot, where 222 parking spaces are required. Section III.D.3.a
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of the Redevelopment Plan provides a requirement for parking of any office
component at a ratio of 1 space / 250 square feet of floor area. The parking
associated with the office is indicated as included with the Admin/Lab use as flex
office, which is not consistent with the redevelopment plan. The parking
calculations have been revised to illustrate the correct parking ratio requirements
for the various use components of the project. The corrected parking calculations
indicate that the project complies with the parking requirements set forth in the
Redevelopment Plan with 386 parking spaces provided with 385 spaces required.
New Comments based on revised plan submission:
a-1. The total area of the proposed warehouse use is shown as 64,700 SF. The
architectural floor plans illustrate the warehouse use as follows:
1 Floor
2nd Floor
Penthouse
Subtotals
st

Building Module 05
Warehouse
Racking
31,700 SF
14,900 SF
16,500 SF
48,200 SF

14,900 SF

Mechanical
16,500 SF
16,500 SF

TOTAL

79,600 SF

The plan illustrates the total warehouse area as 64,700 SF, which excludes the
racking component. This area should be included in the calculation of the total
warehouse use for the purpose of confirming compliance with the maximum
allowable warehouse use within the overall campus, and for identifying the total
GFA of the proposed construction. The total proposed warehouse use on Lot 8.012
should be indicated as 79,600 SF, or 2.82% of the total allowable building GFA
(2.82 M SF). This proposed area, plus the existing warehousing in Building 18
results in a total of 3.25% of the allowable GFA, which remains compliant with
the maximum 15% allowed in the Redevelopment Plan.
4. Site Layout Plans (CE2 & 3)
a. The entrance and exit roads between the Warehouse Module 05 and the internal
access road on the adjacent Lot 8.011 are proposed at 22-feet and 24-feet wide,
respectively. The applicant should indicate if the widths of these one-way
circulation roads can be narrowed to avoid unnecessary construction of pavement.
The response by the applicant indicates they are agreeable to narrowing the width
of the drive aisle subject to the acceptance of the Fire Official. Efforts to reduce
the pavement width without compromising access for emergency services should
be accommodated where reasonable.
d. The proposed parking oriented at ninety degrees to the one-way aisle in front of the
building tends to encourage wrong-way exit from parking spaces. The applicant
should consider angled parking spaces in this location. The applicant has agreed
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to incorporate angled parking as a condition of approval which we offer no
objection to.
l. The applicant proposes a 20-foot-wide fire lane along the westerly side of the site,
that is comprised of a six-foot-wide porous asphalt path and a 14-foot-wide grass
paver surface. The porous asphalt is not a suitable surface for a portion of the fire
lane as it lacks the structural integrity to support the load of the emergency vehicles.
I defer to the Fire Marshall for the adequacy of the grass pavers as a suitable surface
for the fire lane in this application. The grass paver fire lane has been reconfigured
through coordination with the Fire Official. We support the relocation of the
porous paver surface to the center of the proposed fire lane, which will limit its
exposure to wheel load impacts.
m. The applicant should confirm that the clear distances between various pieces of
equipment within the mechanical yard at the rear of the Central Utilities Building
is adequate for maintenance and emergency access. The applicant has confirmed
adequate clearances from a design perspective. We defer to the Fire Official for
the adequacy of access to this equipment from an emergency services perspective.
n. No detail of the covered walkway is included in the plans as noted on Drawing
CE3. The detail provided appears to depict a covered canopy extending from a
fixed wall, and not a freestanding structure, and should be clarified.
p. While we encourage the use of porous pavement to aid in stormwater management,
it tends to require considerably more maintenance than conventional pavement and
is susceptible to premature failure without proper maintenance. Its use tends to be
more desirable in areas that are not heavily trafficked, and not at the main entrance
to the building as proposed. The porous asphalt remains proposed within the
parking area as it contributes to the overall stormwater management system
designed for the site, and maintenance measures have been included in the
Operations and Maintenance Manual. Since it remains a component of the
stormwater management system, we recommend a condition of any approval that
establishes any proposal by the applicant to convert the area to conventional
pavement constitutes a substantial change to the approval site plan, and requires
amended site plan approval.
5. Site Grading Plans (CE4 & 5)
a. Proposed Rain Gardens “B”, “D” and “E” constitute the construction of new dams
based on the vertical measurement between the discharge pipes and the top of the
emergency spillway at each location, and will be subject to review and permits from
the NJDEP Bureau of Dam Safety pursuant to NJAC 7:20. The applicant should
stipulate to supplementing or revising the design calculations as required to
confirm eligibility for Permit-by-rule determination as stipulated in NJAC 7:201.3.
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b. Grading changes are proposed adjacent to the Central Utilities Building, including
near the adjacent retaining wall and propane tank pad. The applicant should confirm
that these grade changes will not impact the existing adjacent structures. We
recommend that additional labels or a demolition plan be provided.
d. Additional grades should be provided at the ADA handicapped ramps, crosswalk
and walkway, extending from the covered walkway to the building entrance to
confirm compliance with ADA requirements for the accessible path to the building.
Additional grades should also be provided in the area of the handicapped parking
spaces near the entrance to the Office/Lab Module, and in the northeast corner of
the existing parking lot where installation of handicapped parking spaces is
proposed.
e. The proposed grading shows isolated low points along the building foundation
walls (SW corner Module 05, SE corner Module 02), and the area along the
northerly side of Module 02 is graded very flat (1%±). These areas should be
regraded to provide positive drainage away from the buildings. The applicant has
requested that the revised grading be conditioned on a favorable resolution. We
are agreeable to deferring the final site grading to a condition of approval with
the agreement and understanding of the applicant that any substantive changes
to the site plan resulting from the design revisions could require additional review
by the Planning Board.
f. The grades near Module 03 exceed 3:1 along the proposed stairs & walkway. The
slopes should be adjusted to 3:1 maximum, which will improve stability of the
embankment and improve ease of maintenance. A clear area should be provided
between the toe of slope and the porous pavement walkway to reduce the
occurrence of soils and sediment washing onto the pavement surface and clogging
the voids in the pavement. The applicant has provided additional labeling on the
plans in the maximum (3:1) slope areas and requested that the revised grading
to address the clear areas be conditioned on a favorable resolution. We are
agreeable to deferring the final site grading to a condition of approval with the
agreement and understanding of the applicant that any substantive changes to
the site plan resulting from the design revisions could require additional review
by the Planning Board.
g. The applicant should demonstrate that the shallow swale proposed along the egress
drive from the Warehouse Module 05 can accommodate the runoff from the large
berm located near the southeast corner of the property without overtopping the
egress drive or a portion of the mechanical yard. This swale also directs runoff to
the easterly end of the Spine building (Module 04). The grading should direct the
runoff to Rain Garden “E” without the potential for ponding at the end of the
building. The applicant has requested this item be deferred to a condition of
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6.

approval. We offer no objection subject to the conditions identified in the prior
comments related to review of a revised comprehensive grading plan.
i. An invert elevation should be published for Flared End Section FES-55.
l. High and Low Points should be labeled on the plans. The applicant has requested
this item be deferred to a condition of approval. We offer no objection subject to
the conditions identified in the prior comments related to review of a revised
comprehensive grading plan.
Site Drainage Plan (CE6 & 7)
a. An inspection port should be provided within the underground basin below the
porous pavement at the entrance to Module 01 to meet the requirements of Chapter
9 of the NJDEP Best Management Practices (BMP) Manual. Utilizing one of the
inlets within the porous pavement lot, as suggested in the applicant’s response,
does not fully meet the requirements of the BMP Manual. The inlet must be
modified to comply, with the appropriate details provided on the site plan, or a
separate port should be provided. The requirements from BMP Manual related
to this item are:

At least one inspection port, with a removable cap, must be provided in the storage
bed with its location denoted in the maintenance plan. The inspection port must be
placed at least 3 feet from any edge. Additionally, each inspection port must be
flush with the surface of the surface layer and extend down 4 – 6 inches into the
subsoil, and the depth of runoff for the WQDS must be marked on each structure
and its level included in the design report and maintenance plan. The size of the
inspection port must be large enough to allow for maintenance activities.

New Comments based on revised plan submission:
a-1. The drainage plans require revision to reflect the additional rain garden located
near Basin B identified as an alternate on the Grading Plans.
b-1. The revised concept of managing the stormwater for the site with seven basins
instead of six, as shown in the conceptual plans, requires realignment of the piping
to the various basins on the site, which will have to be included on the site plans.
Assuming the Board acts favorably on the application, review and approval of the
updated plans showing the revised final pipe routing and grading will be required
prior to any construction activities being authorized.
c-1. The applicant, in describing the stormwater management concepts for the site,
should describe generally how the piping will be reconfigured to redistribute
portions of the drainage on the site to the seven proposed basins.
7. Site Utility Plans (CE8 & 9)
a. Clarity is needed on the flow of wastewater from the various Modules to the
primary lift stations at the Central Utilities Building. The revised plans provide
some additional clarity on the routing of the biowaste and conventional sanitary
sewer lines between Module 05 and the Central Utilities Building on the property.
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It remains unclear how the two waste streams will be conveyed from the Module
01 building to the Central Utilities Building.
New Comments based on revised plan submission:
a-1. The biowaste and conventional sanitary waste on the site require segregated
conveyance systems since the flows are routed to two separate treatment locations
within the campus.
b-1. The separate conveyance systems should be clearly labeled on all external
structures, valves, etc., so the type of connections to each conveyance line can be
identified both on the plans and in the field once constructed.
c-1. Details for the labeling of the various structures related to the two separate
conveyance lines should be included in the plans.
8. Soil Erosion and Sediment Control Plan, Notes and Details (CE10, 11, 12 & 13)
a. These plans will require certification by the Mercer County Soil Conservation
District. Final certification should be included as a condition of any favorable
resolution and should reflect the changes to the drainage and grading offered by
the applicant in response to the comments in this report.
b. The plans indicate that gates will be constructed along the main campus ring road,
beyond the limits of the subject property, and the portion of the ring road bordering
the applicant’s lot will be closed for the duration of the planned construction
activities. The applicant should provide approval from the owner of the adjacent lot
for the long-term closure of this portion of the ring road. Consent from the owner
of adjacent Lot 8.011 within the campus should be included as a condition of any
favorable resolution and should be in a form acceptable to the board and the
board attorney.
c. The applicant should confirm that the site ingress/egress for construction activities
associated with this project will be limited to the existing contractor entrance at the
intersection of Pennington Rocky Hill Road and Elm Ridge Road. The applicant
has indicated that this entrance will be identified as the construction entrance.
We recommend that, prior to construction, the applicant provide a Traffic
Control Plan showing all proposed traffic control signage and channelizing
devices (if applicable) that will be installed at all of the campus entrances. The
placement of traffic control signage will require consent from Mercer County as
well for any traffic control devices installed within the County right of way.
9. Access Drive Profiles (CE14)
a. The access drives are configured with several changes in grade connected by a
series of short-length vertical curves. The grade breaks through some of the curves
is in excess of 5%. Recognizing that these drives will be primarily used by trucks
accessing the Warehouse Module 05, straighter profiles with less breaks in grade
are recommended. The updated profiles provide an improved vertical alignment

Ferriero Engineering, Inc.
February 15, 2022
Page 13
Re:

Engineering Review 2
Preliminary & Final Major Site Plan
Pennington Rocky Hill Road
Block 46 Lot 8.012
Redevelopment Plan Area A
Hopewell Township, New Jersey
with less extreme grades and severe grade changes. The revised road profile
grades are not reflected in the overall grading plans and should be incorporated
into the balance of the site plan set.
c. The proposed grade elevations shown on the Datum Lines do not match the data
published on the profiles. Discrepancies remain and should be corrected. For
example, the proposed center line grade at Station 2+50 of the Access Drive
Entrance shown on the datum line (189.07) conflicts with the high point elevation
of the curve (187.30) which runs through this station.
10. Drainage and Utility Profiles (CE15)
a. Utility crossings with the stormwater lines and sanitary sewers should be shown on
the various profiles to confirm no conflicts exist. The applicant has requested this
item be deferred to a conditional of approval to which we have no objection.
e. Profiles of the sanitary sewer collection systems should be included in the plans.
The applicant has requested this item be deferred to a conditional of approval to
which we have no objection.
11. Construction Details (CE16, 17 & 18)
e. Site-specific elevations should be provided on the detail for the Manufactured
Treatment Device. Additional detail had been provided. However, additional
revisions to the Manufactured Treatment Device may be required for Green
Infrastructure compliance. Final details of the stormwater management system
components, once all design revisions have been incorporated, shall be reflected
in the Construction Details.
f. The applicant should confirm that the Light Pole Foundation Detail conforms to the
design requirements of a 100 mph wind load as required by Ordinance §17-90.5.a.3.
The footing design provided indicates that the detail contained on the plans
conforms to the Ordinance requirements for wind load.
g. Details should be provided for the inspection ports for the basins showing that the
depth of runoff generated by the maximum design storm is marked on the ports.
The BMP Manual requires location specific information on each of the
inspection ports. The details should provide the information for each port that
will be located on the site.
h. The following is noted with respect to the Bioretention Basin Typical Section:
ii. The NJDEP BMP does not recommend flexible pipe as an underdrain
material as specified in paragraph B. The detail should be revised to match
the updated notes for the pipe material.
iv. The testing requirements in paragraph D are not in conformance with
Chapter 12 of the NJDEP BMP Manual. The applicant has indicated that
this item will be addressed. We have no objection to this item remaining
as a condition of a favorable resolution.
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i. The following is noted with respect to the Porous Pavement details and
specifications:
ii. Inspection ports should be provided in the within the pavement area and
noted in the Maintenance Manual, as per the NJDEP BMP Manual. In order
for the inlets to meet the BMP Manual for use as inspection ports, the
detail for the inlet must be modified as noted in comment 6.a above.
k. The following details should be added to the plans:
i. Covered Walkway – The covered walkway detail appears to show an
attachment to a building wall, which is not consistent with the layout
shown on the plan.
ii. Sanitary lift stations – These details should be included as a condition of
a favorable resolution.
12. ALTA/NSPS Land Title Survey
a. No comments.
13. Existing Conditions Plans (3 sheets)
a. No comments.
14. Site Landscaping Plans (L-1.0, 1.1, & 2.0)
g. The applicant should discuss the potential for providing supplemental plantings
along the entrance drive extending from the intersection of Pennington Rocky Hill
Road and Elm Ridge Road to enhance buffering of the proposed buildings from this
viewpoint. This item will be discussed by the applicant through testimony and
additional exhibits to be presented at the public hearing.
New Comments based on revised plan submission:
a-1. The applicant has proposed a meadow mix to be planted in the open field areas
between the constructed elements associated with the project and the boundaries
of the property for the majority of the site. Riparian buffers exist within the
northern and southern boundaries of the site, and the proposed meadow plantings
address the requirements of the Redevelopment Plan for enhancing the vegetative
buffers on the property. We understand that the applicant is coordinating with the
Watershed Institute, a neighboring property owner to the overall campus, to refine
the vegetative species within the meadow areas based on their experience with
similar installation which we encourage. Final plantings recommendations, once
determined, should be reflected on the plans prior to construction.
15. Lighting Plan and Details (Sheets LG-1.0, 1.1, 2.0, 2.1, 2.2, 2.3, 2.4, 2.5, 2.6, 2.7)
c. The plans should be revised to include a Min/Max calculation and a Uniformity
Ratio for the proposed lighting to meet the requirements of §17-90.3.c(b). The
requested information is shown on the revised plans. The areas of new
construction meet the applicable requirements of §17-90.3.c(b).
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e. Hours of operation for the site lighting should be indicated on the plan. The hours
of operation have been noted as 24/7. The lighting details for the various fixtures
proposed show several of the fixtures controlled by photocell with the balance
controlled by a time clock. Testimony should be provided on the lighting that will
be controlled via a time clock, and the operating parameters for these controls
should be included on the plans.
g. We recommend minimally converting the existing fixtures to meet current LED
standards at the existing pole locations. Waiver from full compliance with the
design standards may be needed by the Board if the existing poles are retained, but
we encourage the applicant to improve the energy efficiency of the existing lighting
and move a larger portion of the campus towards dark skies compliance. We
support the applicant’s decision to retrofit the existing lighting poles within the
parking lot to LED fixtures. The modeling on the revised plans confirms that
uniformity and Min/Max ratios within the existing parking lot do not meet
requirements of §17-90.3.c(b), which would be expected with utilization of the
existing poles. However, we offer no objection to Board granting a design waiver
of these requirements within the existing parking lot area only, recognizing the
overall benefit of the upgrade to LED fixtures.
16. Architectural Plan Set
c. Testimony should be provided to explain how the 0” datum was determined. The
applicant should demonstrate to the Board that the buildings conform to the height
requirements contained within the Redevelopment Plan. The revised plans provide
a reference for the datum listed, which clarifies that the heights of Modules 01,
02, 03 & 05 measure 60’0” from the finished first floor to the top of the structure.
The applicant has indicated that the buildings will comply with the maximum
height requirements through regrading along the street-facing elevations of the
buildings. The applicant should provide testimony and illustrate to the Board how
the buildings will comply with the height requirement.
d. The plans do not identify any of the roof-top units that would be installed on the
proposed buildings. The applicant should provide testimony and indicate the height
and total area of the various roof that will be dedicated to mechanical equipment.
The applicant has represented that the plans will be revised to show a maximum
66’0” height to the top of the roof-top screens, and should be required to confirm
compliance with testimony to the Board.
17. Traffic Management Plan
a. The plan shows modifications on the entrance drive (former construction access)
between the ring road and the signalized intersection of Pennington Rocky Hill
Road and Elm Ridge Road, including pavement widening, construction of dividing
islands, and pads for manned security controls. Minor corner radius improvements
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b.

c.

d.

e.

are also proposed on the ring road at the intersections with the northern and
southern access drives extending from Pennington Rocky Hill Road. These
improvements should be included on the Site Plans, and Grading Plans with
construction dimensions, grades, and details as necessary to construct the intended
improvements. The revised plan identifies several areas within the campus, on
adjacent Lot 8.011, that will be modified to accommodate the intended
reorganization of traffic to the three access drives serving the campus. Additional
details, including layout plans and grading, will be required for these areas and
should be constructed as part of the improvements associated with the subject
application. We further recommend that the applicant include internal signage
within the ring road directing exiting truck traffic to the Elm Ridge Road access
point.
The plan identifies the three access points to the overall site as follows:
ii. Titus Mill Road Entrance: To be maintained for employee use
iii. Main Entrance (northern drive on Pennington Rocky Hill Road): To be
maintained for employee and visitor use
iv. Elm Ridge Road Entrance: To be maintained for employees and
trucks/deliveries.
The various uses at the three driveways described above is not consistent with the
current use, which has been maintained from the prior operations by BMS.
Deliveries are currently directed to the Titus Mill Road driveway, and this access
is presently signed as the delivery entrance. The applicant should describe / detail
what changes are proposed to the signage plan for the campus to reflect the listed
access management plan.
It is not clear from the plan whether the intended access management plan is limited
to the BeiGene operation or intended to apply to all of the tenants / businesses
within the ring road (Area A Redevelopment Area). It would be logical to assume
that the access management plan would apply to the campus as a whole. The
applicant should identify the responsible party and timing of implementation for
improvements that are located beyond the limits of the applicant’s property. The
applicant has confirmed that the revised access management plan will be
applicable to the campus as a whole. The reorientation of traffic to the access
driveways will require updated permanent site signage at each of the site
entrances. We recommend the Board condition any approval on the submission
of an updated signage plan for the overall campus with a requirement that it be
in place prior to the issuance of a Certificate of Occupancy for this application.
The applicant should discuss options for modifications within the ring road at the
egress to Titus Mill Road to discourage its use by trucks. See comment 17d. above.
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f. A segment of the Lawrence Hopewell Trail (LHT) intersects the Elm Ridge Road
drive approximately 125 feet from its intersection with Pennington Rocky Hill
Road. While this drive has remained closed to operations to the campus for an
extended period of time, the LHT has experienced significant increases in user
activity due to expansion of the trails network in the township. Currently, no
striping, signage or other markings are provided on this drive to warn motorists of
this bicycle/pedestrian crossing. The applicant should provide recommendations
for signage and striping improvements to improve the safety of this crossing.

Stormwater Management Comments
The applicant has provided conceptual level plans and calculations to address comments
raised in the prior report related to compliance with the Green Infrastructure (GI)
Standards, and has suggested that the revised grading plans and stormwater calculations be
provided as a condition of any approval granted by the board. Based on the conceptual
information provided and the representation of the applicant’s engineer, we believe that the
modifications proposed should address the prior concerns raised with respect to GI
Standards compliance. However, completion of the final site grading and drainage
calculation revisions may result in changes to the site plan layout not reflected in the current
conceptual plan. Should significant changes occur beyond what is represented in the
conceptual plans, the applicant may be required to obtain amended site plan approval from
the Board.
1. The project meets the requirements for a “major development”, as defined by both the
Ordinance (§17-82) and the NJDEP Stormwater Management Rules (NJAC 7:8). The
proposed development, on its own, proposes a disturbance area of approximately 20.8 acres
within the 42± acre property, construction of 6.80± acres of new regulated impervious
surface, and construction of 2.82± acres of new regulated motor vehicle surface within the
subject lot. These improvements exceed the individual limits of §17-82.3.a.1.(a) through
(c), with disturbance greater than one acre, new regulated impervious surface greater than
0.25 acres, and new regulated motor vehicle surface of 0.25 acres. Also, the cumulative
increases in the disturbance and construction of impervious surface since 1980 require the
project to meet the Delaware and Raritan Canal Commission Rules and Requirements per
NJAC 7:45.
2. The project is required to provide stormwater management measures, consisting of Green
Infrastructure Best Management Practices (GI BMPs) and non-structural stormwater
management strategies as outlined in §17-82 of the Ordinance. As a major development,
the project is required to meet the requirements of NJAC 7:8-5.2, which requires that the
project meet the standards for erosion control, groundwater recharge, stormwater runoff
quantity control, stormwater runoff quality treatment.
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3. The project proses to meet the stormwater management requirements through the
construction of six detention basins / rain gardens (Rain Garden A through F), an
underground detention area below porous pavement, and porous pavement walkways
oriented essentially around the perimeter of the proposed building to manage stormwater
on the lot. An existing detention basin exist adjacent to the existing parking lot intended to
remain, will be retained as well. Runoff from the site, after collection and processing
through the on-site basin systems, will be discharged to the existing stormwater
management systems along the ring road and to the existing retention pond located north
of the subject property.
4. The Engineer’s Report indicates that the six proposed Rain Gardens have been defined as
small-scale bioretention basins, as defined in the NJDEP Best Management Practices
(BMP) Manual. All of the basins, excluding Basin F, have been design with underdrains
with valve controls to act as an overflow in the event of a clog. The applicant has indicated
in their response that the design will be modified to include a seventh basin, adjacent to
Basin B in the northwest portion of the proposed development, and will remove the
underdrains from all of the basins. Additional modifications shown conceptually include
modifying the routing of the porous pavement to function as a standalone BMP measure,
planting the current basin which serves the existing parking lot with a meadow mix, and
replacing the concrete low flow channel within this basin with a permeable bottom.
5. Four of the proposed basins, Basins A, B, D, & E, are designed with a portion of the of the
bottom area constructed with a flat bottom containing bioretention soil media. The other
portion of the basin (area surrounded by the constructed berm) is proposed as a sloped
bottom basin, and generally function as traditional extended detention.
6. Discrepancies exist comparing the Stormwater Management Facility Design Summary in
the Engineering Report to the information on the plans, specifically: The applicant has
addressed the comments below related to information contained on the plans. The
necessary revisions to the stormwater management report will be confirmed following
receipt of an updated report.
a. Basin A: 75’ Emergency Spillway in the Report; 40’ on the plans.
b. Basin B: The 100-Year WSEL exceeds the Emergency Spillway elevation.
c. Basin D: 1st Stage Orifice Invert = 183.00 in the Report; 188.00 on the plans.
7. The applicant should provide testimony and additional support as necessary to demonstrate
that the proposed Rain Garden Basins meet the requirements of Chapter 9 of the NJDEP
BMP Manual. Specifically, the applicant should address the following:
a. Small-scale bioretention systems, in order to meet the GI standards of NJAC 7:85.3, are limited to a contributory drainage area of 2.5 acres, excluding the area of
the basin. In the proposed application, the basin area deduction should be limited
to the flat portion of the basin that contains the bioretention soil media. The
calculations in the report deduct the entire area of the basin bounded by the top of
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the berm. Adjusting for this reduction results in several of basins exceeding the
contributory area limitations. The revised plans conceptually show the addition of
a seventh rain garden / basin adjacent to Basin B. The applicant has also
indicated that the porous pavement area will be rerouted to function as a
standalone BMP. These conceptual revisions reduce the contributary drainage
areas to the individual basins to within compliant limits. Submission of the
revised final site grading, pipe routing and drainage calculations is required in
order to confirm that the intended revisions satisfactorily address the comments
noted.
b. The NJDEP BMP Manual does not permit basins constructed with underdrains to
provide groundwater recharge. While it is noted that control valves are provided in
the outlet structures to prevent exfiltration through the underdrains, this method is
generally not accepted by the NJDEP due to the potential of the valves being left
open following storm events or maintenance operations. The applicant has
indicated that the underdrains will be removed to ensure compliance with this
requirement.
c. The BMP requires that inflow into the basin be evenly distributed across the surface
of the bioretention system to ensure that all vegetation receives sufficient runoff
during small rain events. Basins B, C & E provide a single inflow point oriented
near one end of the basin, which will not likely provide even distribution through
the basin. This item will be further reviewed with the submission of the revised
drainage plan.
d. Sloped-bottom bioretention should be designed with varied vegetation due to varied
inundation conditions. The proposed basins provide a uniform meadow mix. The
applicant has indicated that they are working with the Watershed Institute to
develop an appropriate seed mix for the meadow plantings based on the
Watershed’s experience with maintenance at their facility. Final seed mixes
should be reflected on the plans once determined.
8. The sloped-bottom portions of the basins function more as conventional detention basins,
which do not meet the GI for stormwater quantity control. The applicant should
demonstrate that the groundwater recharge requirements are met for the portion of the
runoff detained within the sloped area of the basin along with the corresponding volume of
runoff above the rain garden bioretention soil area. In the applicant’s response it is noted
that the surface soils are Hydraulic Soil Group (HSG) Type D soils which preclude
complying with the NJDEP stormwater regulations for recharge, which we
acknowledge. The originally submitted basin design submitted relied on the infiltration
beds within the bioretention portion of the basin to recharge the stormwater into the
deeper soils on the site that are less hydraulicly restrictive. We encourage the applicant
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to continue this concept with the modified stormwater management design to maximize
the recharge to the greatest extent possible.
9. Calculations should be provided for the proposed underground detention area below the
porous asphalt in the looped entrance road. The area should be noted in the routing
calculations as well. The applicant will be required to submit revised conceptual routing
showing the porous pavement area functioning as a standalone small-scale BMP
measure in the revised stormwater management calculations.
11. The Applicant should confirm that the proposed Manufactured Treatment Device meets
the requirements of NJAC 7:8-1.2 for GI compliance. The materials provided in the
Engineering Report do not confirm compliance. The applicant has indicated that the
originally proposed Manufactured Treatment Device (MTD) does not meet GI
Standards, and proposes to install two GI-compliant MTDs in its place. This will provide
enhanced stormwater treatment of the current conditions on the site since a portion of
the runoff directed to the basin containing the MTDs originates from the existing central
utilities building (former Building 27). We are conceptually in agreement with this
approach and note that the applicant must provide the necessary plans and calculations
to support the conceptual design and confirm compliance with the applicable GI
Standards.
12. Pipe calculations should be included in the Engineering Report for the proposed collection
system components. Updated calculations will be required to reflect the modified design.
13. All stormwater management measures, once approved, shall be recorded in a deed notice
per Hopewell Township Ordinance §17-82.11.a.

Stormwater Management Measures Maintenance Plan
1. The Maintenance Manual is required to comply with the requirements of Chapter 8 of the
NJDEP BMP Manual. Required items not included in the plan are noted as:
b. Written agreements for any 3rd parties providing preventative and corrective
maintenance. The applicant has indicated that the maintenance responsibilities
will be undertaken by the property owner. Any 3rd party contracts for
maintenance, if effectuated, will be reflected in a revised manual. We have no
objection to this approach.
2. Additional information that should be included in the Maintenance Manual includes:
a. Recommended corrective responses to emergency conditions. The applicant
indicates that this information will be provided. We have no objection with this
item being addressed as a condition of a favorable resolution.
c. Any standards or procedures required by the NJDEP Bureau of Dam Safety (NJAC
7:20) following the review and permitting of the proposed dams constructed as part
of the stormwater management basins. No special provisions are anticipated
assuming the applicant demonstrates that the Class IV dams associated with the
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basin construction comply with the conditions for approval under the Permit-byrule noted in prior comments within this report.
d. Manufacturer’s warranties for the manufactured treatment device. The applicant
indicates that this information will be provided. We have no objection with this
item being addressed as a condition of a favorable resolution, but also note that
the Manual should also be revised to reflect the change in MTD utilized on the
site.
4. The equipment recommended by the manufacturer for the manufactured treatment device
should be included in the general list of maintenance equipment contained within the
Maintenance Manual. This item will require updating based on the proposed change in
MTD used on the site.
6. The approved Maintenance Manual will be required to be recorded with the deed for the
subject property per Hopewell Township Ordinance §17-82.8.d.

Traffic Impact Study
2. The Redevelopment Plan requires that any application proposing warehouse use provide a
traffic study that specifically focuses on the operational aspects of the truck activity
associated with the manufacturing operations, which was not included in the report
provided. The revised study indicates that the proposed facility is expected to generate 10
trucks per day, which is comprised of one semi-trailer, three 30-foot trucks and six box
trucks. Testimony should be provided to describe the anticipated operational pattern for
the truck traffic. The peak hour volumes contained in the levels of service analysis are
limited to the employee trips. If a considerable portion of the anticipated daily truck
traffic is expected to occur coincident with the employee shift change, it should be
reflected in the levels of service analyses.
3. The employee trips were conservatively assigned to the three site access points during the
adjacent street peak hour, even though they will occur just outside of the peak street hours
based on the two-shift operation proposed.
4. The trip distribution patterns for employee trips were taken from the prior traffic report that
was prepared when BMS had submitted for a GDP in the 1990s. This applicant should
demonstrate the validity of using this data as the sole resource to determine trip distribution
and assignment given the age of the report. The applicant has verified the original trip
distribution patterns from the prior studies with updated information from the 2016
Journey to Work tables provided by the Delaware Valley Regional Planning Commission
(DVRPC), and found no significant differences. We find this approach to be acceptable.
6. The traffic study should address the adequacy of the internal site circulation for the various
types of vehicles anticipated to routinely access the site. The revised report notes minor
turning radii improvements within internal portions of the overall campus, but outside
of the subject property (Lot 8.012), which is the subject of this application. The report
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confirms, and we concur, that the circulation improvements within the portions of the
campus outside of Lot 8.012 are integral to the intended circulation patterns associated
with both this proposed development and the other uses on the campus. We recommend
that this applicant be required to implement these improvements as a condition of a
favorable resolution for this project prior to the issuance of a Certificate of Occupancy,
and that the applicant confirm the authorization of the adjacent lot owner to implement
these improvements.

Outside Agency Approvals
The subject application will also require approval from the following agencies:
1.
2.
3.
4.
5.

Mercer County Soil Conservation District
NJDEP, Flood Hazard Area Permit
Mercer County Planning Board
Delaware and Raritan Canal Commission
NJDEP/SBRSA, Treatment Works Approval

I trust the enclosed information is helpful in the Board’s review of the subject application.
cc:

Scott A. Samuels, Esq., scott.samuels@beigene.com
Bill Novotny, wb.novotny@beigene.com
Brian Perry, PE, bperry@vannoteharvey.com
Frank Banisch, PP, AICP, frankbanisch@banisch.com
Jim Hutzelmann, PE, Township Engineer, jhutzelmann@hopewelltwp.org

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, MPH, Health Officer

DATE:

January 6, 2022

SUBJECT:

BeiGene Hopewell Urban Renewal, LLC
Preliminary and Final Major Site Plan
Block 46, Lot 8.012
Application PBA 21-7

The applicant BeiGene Hopewell Urban Renewal LLC is seeking Preliminary and Final Major Site
Plan approval to use Block 46 Lot 8.012 for the development of a commercial pharmaceutical
manufacturing, warehousing/distribution facility with office, administration, and laboratory space in
Redevelopment Area A at 311 Pennington Rocky Hill Road.
The applicant has requested waivers, specifically Preliminary Checklist, Health Items 1-5 and 7-10,
and Final Checklist, Health Items 1-3, stating that the information requested is not applicable to the
present application. The site is served by public water and no well water supply is proposed. The
property is served by an onsite wastewater treatment package plant, under the authority of the New
Jersey Department of Environmental Protection (reference NJPDES permits NJ0000795 and
NJ0101575). Waivers related to well water supply, soil testing, and septic system designs are
appropriate.
The applicant must demonstrate that an application has been made to the New Jersey Department of
Environmental Protection, who will address the requirements for the NJPDES wastewater permits
that may result from the development of the site. We are unable to grant a waiver for Final Site Plan
Checklist, Health Item 3, however recommend deferring this item to technical review.
Given the historic use of the site the Health Department also focused on any environmental
investigations, completed on behalf of the applicant as part of the due diligence requirements of
NJDEP. A summary of the of the Phase 1 Environmental Site Assessment (ESA) was issued on
December 30, 2021 by Advanced GeoServices Corporation, Montrose Environmental Solutions. It
concluded that no Recognized Environmental Conditions (RECs) were found on the 42-acre site
being proposed for development by BeiGene Hopewell Urban Renewal, LLC. This determination
was made by a New Jersey Licensed Site Remediation Professional (LSRP) who issued an
unrestricted use Remedial Action Outcome (RAO) for the subject site.

TOWNSHIP OF HOPEWELL

MEMORANDUM
TO:

Planning Board Members

FROM:

Environmental Commission Members

DATE:

January 20, 2022

RE:

BeiGene Hopewell Urban Renewal, LLC
Block 46, Lot 8.012; 311 Pennington-Rocky Hill Road;
RO-1 / Redevelopment Plan Area A Zoning District
Preliminary & Final Major Site Plan

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 January 18, 2022, members Nora
Sirbaugh, Rex Parker, Mike Aucott, Paul Kinney, Andrew Plunkett, Mark Bean, Vanessa
Sandom, and Jim Gambino, reviewed and discussed the subject application together with Jim
Hutzelmann and Uma Purandare.
The proposed plant Blue Pacific Shore Juniper is not on the Township’s approved plant list and
should not be planted. An acceptable replacement plant is Ice blue Juniper.
We also ask the Board to consider the impact of this, and future projects at this site, on the local
farming operations.
Respectfully submitted: Jim Gambino, Secretary
cc: J. Hutzelmann, U. Purandare, EC Members
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Planning and Design

Memorandum
To:

Hopewell Township Planning Board

From: Francis J. Banisch III, PP/AICP
Date: February 17, 2022
Re:

Hopewell Campus Owner, LLC/BeiGene Campus.
Block 46, Lot 8.01
311 Pennington-Rocky Hills Road
Redevelopment Plan for Area A Portion of Block 46, Lot 8.01/RO-1 District
Supplemental Preliminary/Final Major Site Plan Review

1.0

Documents Reviewed


2.0

Preliminary and Final Site Plan of Princeton West Campus prepared for BeiGene, Ltd., prepared by
Brian R. Perry, P.E. dated November 19, 2021, revised through February 2, 2022, consisting of 68 sheets,
including site plan set, landscape plan set, lighting plan set, and Architectural plan set prepared by
Stephen Franey, R.A.

Comments
Mark Katryniak provided the following views of the property during the foliage and
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leaf off periods. If you look at the two Pennington-Rocky Hill Rd entrances side by
side (See attached with & without foliage) the difference in the look and feel of the two
entrances is stark. Since these are the main circulation elements that are prominently
visible from the main road frontage, enhancing these areas can softer=n the appearance
of the increasingly developed site.
2.1

The landscape approach should not focus on screening the proposed buildings, which
are roughly 800’ from the nearest road frontage.

2.2

I suggest that the most effective approach to landscaping that will impact the visual
character of the site is to direct the applicant to embellish the look of the Elm Ridge
Entrance. Recognizing that these areas are not owned by the applicant, but rather are
owned by the seller of the BieGene site, this may not be simple. However, as site
development intensifies, the landscaping approach for the driveways can help relieve
the apparent intensification interior to the site.

2.3

This entrance enhancement approach would probably end up being cheaper than trying
to develop a buffer to hide the new buildings that can be seen from 800 feet away.

2.4

An application for subdivision of Area A has been submitted to the Township and is currently still
in the preliminary phases of completeness and review. However, the submission of the
subdivision plan, and any future approvals, should be a condition of approval for the current site
plan application, as it is a requirement in the Redevelopment Plan.

2.5

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

cc:

Linda Barbieri, via e-mail for distribution to the Planning Board and applicant
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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 Planning Board

From: Francis J. Banisch III, PP/AICP
Date: January 24, 2022
Re:

Hopewell Campus Owner, LLC/BeiGene Campus.
Block 46, Lot 8.01
311 Pennington-Rocky Hills Road
Redevelopment Plan for Area A Portion of Block 46, Lot 8.01/RO-1 District
Preliminary/Final Major Site Plan

1.0

Documents Reviewed
•
•
•

•
•

Land Use Application dated December 15, 2021
Preliminary and Final Site Plan Checklists dated December 10, 2021
Preliminary and Final Site Plan of Princeton West Campus prepared for BeiGene, Ltd.,
prepared by Brian R. Perry, P.E. dated November 19, 2021, consisting of 68 sheets,
including site plan set, landscape plan set, lighting plan set, and Architectural plan set
prepared by Stephen Franey, R.A.
Traffic Impact Study, prepared by Charles S. Holt, P.E., PTOE, DTS Provident Design
Engineering, LLP, dated December 14, 2021
Environmental Impact Report, prepared by Van Note -Harvey Associates, dated
November 19, 2021

2.0 Nature of Application
2.1

The applicant is seeking preliminary and final site plan approval for Block 46, Lot
8.012, which is subject to the adopted “Redevelopment Plan for Portion of Block 46,
Lot 8.01”. Block 8.012 is located within the ring road and identified for future
developed as part of the Redevelopment Plan for “Area A” and intended to facilitate
research, development, and innovation. Permitted uses include office, life science
research development experimentation and design, production and assembly,
commercial pharmaceutical uses, digital data storage, indoor agricultural uses, childcare
and other retail and service uses to support the employees and residents.

2.2

The proposed site plan is for the construction of a new campus which includes five (5)
new buildings/structures in a linear layout consisting of: 1) Office/lab module on the
westerly side, 2) drug substance module in the center, 3) drug product module to the
east, 4) an enclosed walkway spine connecting each building, and 5) warehouse module

Page 1 of 3

111 Main Street, Flemington, NJ 08822

908-782-0835/7636 (fax)

banisch@banisch.com

located to the north of the walkway spine. In addition, the existing building located to
the northeast is to remain as a club area. The existing parking areas on the site will
remain as parking areas to service the proposed uses. Additional improvements include
a series of rain gardens throughout the site, walkways, a mechanical yard behind the
club building, and landscaping and lighting.
3.0

VARIANCES REQUESTED

3.1

The proposed site plan does not require use or bulk variance relief from the
Redevelopment Plan for “Area A”.

4.0

PLAN REVIEW COMMENTS

4.1

The proposed campus layout differs somewhat from the concept plan identified in the
Redevelopment Plan. The Redevelopment Plan depicted a development that included
two larger buildings connected by a central structure with parking areas adjacent to each
building. The proposed site plan illustrates a more compact linear development which
utilizes the existing parking area to the west and reduces overall lot coverage and
disturbance. The reduction in lot coverage allows for more landscaped areas and open
space.

4.2

The Redevelopment Plan requires that warehouse uses be limited to accessory uses
supporting the primary uses on site with the gross floor area not to exceed 15% of the
total gross floor area for the site. In addition, all truck traffic shall be directed through
Pennington-Rocky Hill Road.
The proposed warehouse is 60,900 square feet and the total building area for the site is
identified as 397,650, meaning the warehouse use would be 15.3% of the proposed total
gross floor area. The applicant should provide testimony regarding the warehouse
module and the gross floor area calculations to allow the Board to determine if the use
complies with the Redevelopment Plan.

4.3

The Redevelopment Plan requires parking facilities to be located no further than 1,000
feet walking distance from a building. The plan identifies a reuse of the existing
parking area to the west which will connect to the campus by a covered walkway. The
applicant should provide testimony regarding the distance from the parking area to the
nearest building and if it complies with the requirement.

4.4

Several rain gardens are proposed throughout the site which will be planted with a
meadow seed mix. We defer to the Board Engineer regarding stormwater management
compliance; however, the applicant should provide testimony regarding the landscaping
of the rain gardens and long-term maintenance of the systems to ensure effective
stormwater management on-site.
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4.5

The applicant has provided a landscape plan for the entire site consisting of a variety of
trees, shrubs, and grasses. Areas around each module and along roadways and parking
areas are typical of campus landscaping. Given the campus location within the ring
road, visual character landscaping, rather than screening, is the focus of the landscape
plan. However, areas surrounding the mechanical yard are provided with larger
evergreen and deciduous trees. The site plan also identifies a scenic viewshed to the
pond from the campus.
The applicant should provide testimony regarding the proposed landscaping and scenic
viewshed impacts from Pennington-Rocky Hill Road to ensure adequate landscape
screening of the site.

4.6

The proposed lighting is typical for this type of development. The applicant should
provide testimony regarding the lighting impacts, in particular, how any lighting may
affect adjoining properties and the appearance of the site from Pennington-Rocky Hill
Road.

4.7

The applicant should provide testimony regarding signage, including any monument or
freestanding signs.

4.8

According to Section VI.A(1) of the redevelopment plan, the site plan application is to
be accompanied by a subdivision application to create a separate tax lot for “Area A”.
The proposed subdivision only includes the BeiGene property and not the balance of
Area 1.

4.9

The Board should fully understand the effects of the subdivision of Area A on the
remainder of the tract, along with any implications for preservation in Area B.

4.10

The applicant should provide an accounting for the amount of automated vs.
conventional processes to be employed. This has implications for required parking.

4.11

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

cc:

Linda Barbieri, via e-mail for distribution to the Planning Board and applicant

Page 3 of 3

HOPEWELL TOWNSHIP FIRE DISTRICT NO. 1

Board of Fire Commissioners
MERCER COUNTY

201 Washington Crossing-Pennington Road
Titusville, New Jersey 08560-1410
February 10, 2022
Jim Hutzelmann PE, PPE, CME
Director of Community Development/Township Engineer
Township of Hopewell
201 Washington Crossing-Pennington Rd
Titusville, NJ 08560-1410
VIA ELECTRONIC MAIL
RE: Block 46, Lot 8.01 – 311 Pennington Rocky Hill Rd Pennington, NJ 08534
BeiGene
Planning Board Application
Dear Jim:
The Office of Fire Safety in conjunction with The Pennington Fire Company have reviewed the application
documents and offer the follow comments for consideration by The Board. We request that the following
items be prior approvals and/or conditions formalized in the final resolution for the property if application is
approved.
The following comments are in review of sheet CE-4A (annotated and attached to this report) dated
February 2, 2022 unless otherwise noted in the comment.
1.

2.

3.

Building 27 (CUB):
a. Proposed fire hydrant and FDC locations are agreed to.
b. Fire Lane markings and signs are not indicated. These will be determined by the fire
official and marked accordingly.
Fire Hydrant Locations:
a. Spine 04 Building –
i. Add a fire hydrant on the north east side of the building in the parking lot area
by the road between the mechanical yard and the building.
ii. Relocate the FDC to the north wall on the east end of the building. This allows
the fire department to operate from a fully paved surface.
iii. There should be a door other opening added to the north wall of the building to
allow for smoke ventilation of the building and utility tunnel.
Fire Hydrant Markings:
a. Fire lane striping and signs running in front of the hydrants and 15 feet to either side.
“NO PARKING FIRE LANE” sings at both ends of the striping. This applies to all fire
hydrants that are next to or on paved surfaces. IE, loop road, parking lots, and alike.
b. All fire hydrants shall be marked with hydrant flags or other vertical markings so as to be
visible after snow accumulations.

Block 46, Lot 8.01 – 311 Pennington Rocky Hill Rd Pennington, NJ 08534
BeiGene
Planning Board Application

4.

5.

6.

Fire Department Connections (FDCs):
a. Warehouse module 05
i. Should the building expand to the north at any point, the FDC located at the
current north east corner of the building shall be relocated to the new north east
corner of the building.
b. Spine 04
i. If possible it is better for the fire department to have the FDC located on the
north side of the building at the east end. This will allow the fire department to
operate from a fully paved surface rather than the concrete bock stabilized
surface on the North West end. (see note 2a above)
c. All other FDCs as noted on sheet CE-4A (annotated and attached) are acceptable.
Fire Lanes:
a. North fire access road (rear of buildings)
i. The turn from the east/west to the north/south should be closer to the rear of the
warehouse building. This will assist with roof access for the FD. The current
proposed location is too far away from the building on the west side to be useful.
ii. Proposed width of 26’ is acceptable.
iii. Post markings should conform to traffic sign standard for height and visibility to
drivers in all weather conditions and at night.
iv. Directional arrows on the post at all corners to provide visual indication of the
roads direction.
b. If the use and maintenance of the proposed north (rear) fire department access road is
found to be not satisfactory, the Fire District reserves the right to return to the Planning
Board to revisit the surface of the roadway and seek that it be changed to a fully paved
surface.
c. If and when any construction takes place to the west of the current proposed project, the
North (rear) fire department access road shall be reconstructed and fully paved with
pervious pavement or concrete.
d. The fire lane markings for the north east corner of the warehouse will be extended to 15
feet past the fire hydrant on the access road to the warehouse. (sheet CE-2)
e. See note 1b above for building 27 CUB fire lane comments.
Utility Tunnel:
a. Add a scuttle inside the mechanical yard to allow the tunnel to ventilate during a fire.
b. Add a door to the Spine 04 building on the north wall at the east end to assist in
ventilating the utility tunnel during a fire.

Block 46, Lot 8.01 – 311 Pennington Rocky Hill Rd Pennington, NJ 08534
BeiGene
Planning Board Application

7.

8.

Fire Department Preplanning and Training:
a. The technologies associated with the operations in the building are new to the fire service
in Hopewell. There will be deep cold storage warehousing, automated warehousing,
automated production and laboratory spaces. We have been working with Heidi Peters
and Curt Wilhelm of BeiGene on providing training and a formal preplan for the
property.
b. Heidi has indicated they are committed to working with our preplan vendor to complete a
formal preplan for the property. There is still work to be done on finalizing that
agreement with our vendor and we request this be a prior approval of the project.
c. We have not discussed at any length BeiGene providing training for the local fire service.
Ms. Peters has indicated that this will be part of the process.
d. Fire department preplanning and training is requested to be a prior approval that will be
memorialized in the final resolution.
General Items:
a. Addressing for the property
i. In order to avoid confusion with existing buildings on the campus, the building
numbers shall not repeat what is already established on the existing campus of
Hopewell Campus Owners Group property.
ii. The numbers will need to be clearly displayed on a high point of the buildings
facing the loop road and all other access roads.
iii. As these buildings are connected, we request they be lighted so as to be visible
at night for emergency responders.
b. The road accessing the warehouse between the Spine 04 and mechanical yard passes over
the utility tunnel. Please confirm this roadway will support a gross vehicle weight of 75,000
pounds?
c. Any vegetation planted between the north (rear) fire department access road and the
buildings should mature at a height so as not interfere with aerial operations for the fire
department from the road. This also applies to the loop road in the front of the buildings.
This is important due to the setback and height of the buildings. An aerial ladder will need
full clearance in order to reach the roof of the buildings.
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I will be available for comments at the next Planning Board meeting in which the application is heard. Please
feel free to contact me at any time directly at (609) 537-0212 with any questions that may arise. On behalf of
the Board of Fire Commissioners I would like to thank you for your assistance.
Regards,
Andrew J. Fosina, Jr. BS, CFPS
Fire Official – Hopewell Valley Bureau of Fire Safety
CC:

Hopewell Township Board of Fire Commissioners
Pennington Fire Company
Matthew Martin – Chief of Emergency Services
File

Fire Hyd not shown, but will be
relocated/added here

