All Seasons Sports Academy, LLC
BOROUGH OF SOUTH (was DPE 2700 South Plain

Planning and Zoning Der

somramaiv. LBOA #01-18

908-226-7641
908-226-7639
908-754-1179 facsimile

PLANNING BOARD
AND
BOARD OF ADJUSTMENT
APPLICATION

Yes No N/A

1. Complete application form
2. 9 folded, signed and sealed copies of site and/or subdivision plan

Must include landscaping plan, lighting plan, utilities plan
3. Property Survey prepared, signed and sealed by a licensed NJ surveyor
4, Detailed letter describing the proposed development
5. Traffic Impact Statement
6. Environmental Impact Statement
7. Two (2) copies of any easements, covenants, deed restrictions,

court decisions or board decisions affecting the property.
8. Certified list of property owners within 200 feet of the proposed development
9. Certification of paid taxes
10. Copy of W-9 form
11. Disclosure of Stockholders/Partner
12. Disclosure of Political Contributions
13. Waiver of Requirement
14. Storm Water Management Plan/ Drainage calculations
I5. Application fee
16. Escrow fee

Waiver

field)



Revision to applicaiion for development régarding 2700 Hamilion Boulevard, South Plainficld, NJ

The within application is heteby revised to reflect thet the applivant Is All Seasons Sports Academy
LLC, 2700 Humilton Boulevard, South Phintield, NJ
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WALTER K. ABRAMS
Counselor at Law

2201 South Clinton Avenue
South Plainfield, NJ 07080

(908) 757-2700
Fax Number: (908) 757-5800

E-mail: wkaesqstaff@hotmail.com
June 21, 2019

Via hand delivered

Mrs. Joanne Broderick, Planning/Zoning Secretary
South Plainfield Municipal Building

Department of Planning and Zoning RECE'VE@
2480 Plainfield Avenue T T
South Plainfield, NJ 07080 oM 21 o

PB - ZBOA

Re: 2700 Hamilton Boulevard
Block 476 Lot 3

Dear Ms, Broderick;

I represent All seasons sports. Please find an authorization signed by the property owner requesting
a change in the name of the applicant to the application previously submitted.

I have also enclosed 9 sets of plans, a sight plan checklist, and a statement setting forth the proposed
project.

I have also enclosed a revised application.
Thank you.

Vernruly yours,

Walter

. s
Attorney at

State of New Jersey



SUMMARY
REQUEST FOR A PARKING VARIANCE

The following is a statement in support of a parking variance regarding proposed site
changes to a 6.2-acre parcel known as Block 476, Lot 3, in the Borough of South Plainfield,
Middlesex County, New Jersey. This summary has been prepared by Menlo Engineering
Associates, Inc. to supplement the applicant request for a site plan approval for an additional
outdoor sports field to an existing recreation center.

The property is located on the North side of Hamilton Blvd at its intersection with West End
Ave. The site plan includes the addition of two outdoor sports field along with 35 previously
approved parking spaces. No changes will be made to the existing building. The site requires
302 spaces in both the proposed and existing conditions. The current site contains 120
parking spaces. The proposed design provides a total of 155 spaces. Two turf fields will be
provided in the rear of the site. The total area of proposed turf is 2.6 AC. The stormwater
detention basins will be underneath the proposed fields. The remaining open space will be
landscaped to accommodate for any tree removal.

CONCLUSION

Menlo Engineering Associates, Inc. evalvated the difference of the parking within the
existing and proposed conditions. The required parking by the township ordinance does not
increase. However, parking spaces does increase but 35 spaces in the proposed conditions.
Therefore the project will not have a negative impact on the parking within the lot.



SUMMARY
REQUEST FOR A WAIVER FOR AN ENVIRONMENTAL IMPACT STATEMENT

The following is a statement in support of a waiver for the submission of a Environmental
Impact Statement regarding proposed site changes to a 6.2-acre parcel known as Block 476,
Lot 3, in the Borough of South Plainfield, Middlesex County, New Jersey. This summary
has been prepared by Menlo Engineering Associates, Inc. to supplement the applicant
request for a site plan approval for an additional outdoor sports field to an existing recreation
centet.

The property is located on the North side of Hamilton Bivd at its intersection with West End
Ave. The site plan includes the addition of two outdoor sports field along with 35 previously
approved parking spaces. There is a minimal change to the site’s previously approved
impervious coverage. The site’s total impervious coverage increases from 34.6% to 35.1%.
The building coverage will remain at 13.2%. The rest of the impervious coverage consists
of parking aisles and spaces. 35 additional parking spaces are proposed to the existing 120
spaces for a total of 155 spaces. This is still well under the 302 spaces required by the
township ordinance. Two turf fields will be provided in the rear of the site. The total area of
proposed turf is 2.6 AC. The stormwater detention basins will be underneath the proposed
fields. The remaining open space will be landscaped to accommodate for any tree removal.

CONCLUSION

Menlo Engineering Associates, Inc. established and evaluated the potential impacts of the
proposed development on the existing baseline environmental conditions in compatison to
the existing conditions. Based on this review, the impacts on-site and to nearby
environmental features resulting from the modifications of the existing conditions will be
negligible and do not exceed the projected impacts anticipated through land use zoning for
the additions to this property.



BOROUGH OF SOUTH PLAINFIELD
Planning Boatd and Board of, Adjustment Application

OFFICE USE ONLY

Application #: Application Fee: Rec'd:
Date Rec'd: Escrow Fee: Rec'd:
Decmed: Complete Incomplete Initials:
CHECK AS MANY AS APPLY

Minor Site Plan Bulk Variance X

Preliminary Site Plan - X Use Variance X

Final Site Plan- X Conditional Use

Sketch Plat Informal Review

Minor Subdivision Appeal of Administrative Officer

Preliminary Major Subdivision Interpretations

Final Major Subdivision Extension of Time
SUBJECT PROPERTY

Location; 2700 Hamilton Boulevard
Block(s): 476 Lot(s): 3

Zone: M-3

PRESENT USE OF PROPERTY
Sports academy

PROPOSED USE OF PROPERTY

Applicant proposes installation of playing ficlds in the rear of the property and increase of parking spaces.



List any design waivers or exceptions from Residential Site improvements Standard being requested:

Reviews and Interpretations
Please attach documentation
Review of action or determination by the Zoning Officer
Interpretation of a portion of the Borough of South Plainfield Zoning Ordinance

APPLICANT'S INFORMATION

Applicant's Name: ALL SEASONS SPORTS ACADEMY, LI.C
Firm Name:

Contact Name: Joseph Notarangelo

Telephone Number: 732-433-2627

Fax Number:

Email Address: jnotarangelo@atnt.com

Address: 2700 Hamilton Boulevard

City, State & Zip: South Plainfield, NJ

Applicant is a: (X) LLC
Corporation (submit Disclosure Statement) Wholly owned by Progressive
Insurance, a Publicly traded Company.
Partnership (submit Disclosure Statement)
Individual

OWNER'S INFORMATION

Owner's Name: SAME AS APPLICANT
Firm Name:

Contact Name:

Telephone Number:

Fax Number:

Email Address:

Address:

City, State & Zip:

ATTORNEY'S INFORMATION
Name: Walter K. Abrams, Esq.

Firm Name:

Telephone Number: 908-757-2700

Fax Number: 908-757-5800

Email Address: wkaesqoffice@gmail.com
Address: 2201 South Clinton Avenue

City, State & Zip: South Plainfield, N.J 07080

ARCHITECT'S INFORMATION
Name:

Firm Name:

License Number:;

Telephone Number:

Fax Number:

Email Address:

Address:

City, State & Zip:




ENGINEER'S INFORMATION
Name: Scott Turner

Firm Name: Menlo Engineering Associates
License Number: NJPE # 43811

Telephone Number: 732-846-8585

Fax Number: 732-846-9439

Email Address: TURNER@menloeng.com
Address:

City, State & Zip:

PLANNER'S INFORMATION
Name TO BE ADVISED
Firm Name:

License Number:

Telephone Number:

Fax Number:

Email Address:

Address:

City, State & Zip;

PERSON(S) TO RECEIVE ALL RELATED CORRESPONDENCE
ALL
List any other expert who will submit a report or who will testify for the applicant: [attach

additional sheets as may be necessary]

NONE AT THIS TIME



SITE INFORMATION

Subdivisions Existing Proposed
Number of Lots N/A
Number of Dwelling Units

Lot Line Elimination

Easements
List any existing or proposed deed restriction or covenants associated with the property:
Please attach copy.

None to our knowledge.

Previous Approvals and appeals.
List any previous approvals and/or appeals associated with the property:
Please attach copy.

Applicant received Use Variance approval from the Board of Adjustment two years ago to permit the present
use of the premises. At the time the applicant advised the Boatd of their intention to return to seek the approval
of the project which is the subject of this application.

Variances

Bulk Variances Required Proposed
Lot Area

Lot Width

Lot Depth

Height

Front Yard Setback

Side Yard Setback (one side)

Side Yard Setback (both sides)

Rear Yard Setback

Height (<10% of maximum permitted)

Building Coverage '

Parking 302 161 (120 existing)
Other

Use and "D" Variances
Use Proposed use not permitted in Zone.

Height (<10% of> than

Maximum permitted

Deviation from Conditional Use

Other (specify) This proposal is an expansion of a previously granted use variance.
Waivers

List any waivers being requested: : To be supplied under separate cover.

List any design waivers being requested:
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DISCLOSURE OF POLITICAL CONTRIBUTIONS

Puréuant to Ordinance #1790, all applicants and thelr professionals appearing before the planning Board
or Zoning Board of Adjustment of the Borough of South Plainfield are required to discloso all conlributions
within the past one (1) year prior fo signing this disclosure, to any entity destgnatad and organized as a

puliticat organization, as desoribied in the Ordinance, Indicate "NONE" if no contributions are being
deciared.

“PLEASE submit.one {1) form for each professional*
(he. Planners, Enginsers, Attorneys, ete.)

1 . ' _ ‘ ' Type of Contribution (e,
Name of Polliical Organization | Dale of Gontribution | Amom of Gontrlbution § Gash, Chack, Loan, In Kind)
Piscataway Democrats - Mav 2018 ' " 0¢ .
l ay - 3 OG i
Ward Campaign 2018 ! 320 Check
CVC (Christophér P, ' -
Vergano) June 2018 5150 Check
Comumittee to Blect Sept, 2018 $300 Cf;e ck
Patrick Diggnan
Piscataway Democrats Oct. 2018 $2.000 Check
Ward Campaign 2018 , _ '
Election Fund of Bch May 2019 $2,600 Check
{ Smith _

Tils certification is submitted to the Borough of South Plainfleld with knowledge that the Borough Is
relying on the truth of the statements contalned hersin,

I carfify that, 1o the lisst af m

y Khowladge and belief, the foregolng statoments by me e true. | am
aware that if any of the sta

ments aré whitfully false, | ami subject to punishment,

’ L
Bign: At “%mw
Pirit Name: - Scott H. Turner
Date: May 30, 2019

Rorough of doulh Plainfieid Planning Board and Soard of Adjustrnont Application - Page 8
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DISCLOSURE OF POLITICAL CONTRIBUTIONS

Purswant to Ordinance #1790, all appficants and their professionals appearing before the Planning Board or Board
of Adiustm&nt of the Borough of South Plainfield are reguired to diselose all Contributlons within the past one year
privr to signing this disclosure, t0 any entity designsted and organized as & political organization, as described in
the Ordinanve. Indleate “none” uo Conteibations acs being deolared.

**Please submit one form for ench professional (Le. Planners, Bngineers, Attorneys, olc)**

This certification i submitted to the Borough of Sonth Plainficld with knowledge that the Borough is relying on the
truth of the staierents costained herein,

X ceutify that, to the bost of iy knowledge and betief, the foregolng statements by e ars true. Tamaware thet it
any of the statements ate willtilly false, L am subject to puuishrent,

Bign:
Brint Name; \}\ﬂ B./( 4’@ ( A \/) (X % ‘Mg-
Date: / v / {4 / L4
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APPENDIX B
SITE PLAN CHECKLIST

Applicant: A1l Sea s ong S/M*‘” f¢ Aeaden,, paer Moy, 14 d¢rd
Owner: Phil R Lo (/’_&

Project Location: 1700 Ham/lton  Bou (¢ vard . Sogth Plak e /z»(,, N
Block: 76 tot: 3 Zone: _ /k -9

Project Name: Al Se a¢pns §’Dc? y 15 Ac‘ﬁﬂ/ Ern

-~ . .
Engineer / Designer: MElY Lhg/ neeriay A olorTS

Two {2} coples of application form: One (1) Criginal — One (1} Copy.
Application fees and taxes paid.

Twelve (12} copies of site plan — original submission.

Size of map: 8 1/2" X 14" or 15" X 21" or 24" X 36" folded not rolled.

a.a b
o o® >

GENERAL INFORMATION TO BE iNDICATED ON THE SITE PLAN

E. Name and license number of Engineer / Architect with documents sealed with raised seal, original
date and revision dates of drawings.

Project identification, name and address of owner and name and address of applicant.

G. Ownar's certificate of concurrence with the plan "I hereby certify that | am owner of record of the site
herein depicted and that [ concur with the plan”. Must be signed by the proper authority.

H. The name and address of the ownsrs of all properties within 200’ of the boundaries of the
development, as shown by the most recant tax records of all municipatitles In which such properties
shall lie.

NN
m

B

Site data schedule showing:

1. Akey map of the site not smaller than 1" — 1,000 with reference to surrounding areas, zoning

district(s) and existing street locations within 1,000",

Zoning schedude {required and proposed).

Proposed use.

Total site area in acres (thousands of an acre) and square feet.

Total ground floor bullding area In square feet and percentage of lot coverage.

Total building area in square fest.

Total open space area in square feet and percentage of lot coverage.
NOTE: Not complete if missing,

8. Total area of impervious coverage in square feet and percentage of lot coverage,

9. Number of parking stalls and stall dimensions.

10. Number of employees, total and maximum In one {1) shift.

11, Ratio of parking fo building size or occupancy or both, depending on use.

12. Proposed building data: height; setbacks; front, side and rear yard distances. Also, show the
dimensions on the plan.

NS o

B-1
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APPENDIX B
SITE PLAN CHECKLIST

Wrilten description of proposed operations or aclivities including control of noise, water pollution,
glare, air andlor fire and safety hazards.

THE SITE PLAN SHOULD BE ACCOMPANIED BY THE FOLLOWING EXHIBITS:

. Architectural building elevations, including fagade signs and entrances.

NOTE: New buildings and additions only,

Proposed sign plan exhibit for all freestanding and fagade signs showing the specific design, letter
style, color, construction and materlals, location, size, height above grade or below roof line, type of
standard, illumination, if applicable,

. Required legend on site plan for endorsement by Board Engineer, Board Chairman and Board

Secretary.

. Written description of a request for hardshlip varlance, conditional use or specific permit,

NOTE: The applicant will need to submit a form or waiver.

Environmental Impact Statement (EIS) or walver request.

Written document of request to waive submission of any required site plan elements. The

applicant must document why a waiver of required elements or exhiblts is In the public interest,
consistent with the Master Plan, the overall intent of the land use ordinance, and good development
practice,

*NOTE: An application is complete with a walver request, then the review period begins.
Additional information and data required by the Board as the result of hearings on the application.

FOR PRELIMINARY SITE PLAN

Proof in the form of letters of transmittal that a copy of the application was sent to County Planning
Board; adjacent municipality if property is within 200 fes!; New Jersey Department of Environmantal
Protection if stream encroachment or wetlands permit is needed or sewer extension required:
Plainfield Area Regional Sewage Authority and / or Piscataway Township Sewer and / or

South Plainfield Sewer Utility; New Jersey American Water Company or Middlesex Water
Company.

FOR FINAL SITE PLAN
*NOTE: Not needed for completeness, but needed for final approval - Lellers S-Y.
All conditions of Preliminary Site Plan Approval have been satlsfied,
Borough Tax Assessor for lot numbers (if applicable).
Freehold Soil Conservation Service — Soil Erosion Sediment Control Plan Certification.
New Jersey Department of Environmental Pratection approvals, including but not limited to:

Sanitary Sewer Extension Permits.

Potahble Water Works Permits.

Freshwater Wellands Letter of Interpretation,

Freshwater Weliands Transitional Area Waiver,

Authorization for Freshwater Wetlands Statewide General Permits.
Stream Encroachment Permits.

> OohwN

|| conditions of Middlesex County Planning Board final approval met,

B-2
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APPENDIX B

SITE PLAN CHECKLIST
N/A o X Special approvals (utilities, etc.).
N/a O Y. Ali easements, dedications and deed reslrictions necessary to implement the plan.
Parson Preparing Check List: Date;

d 1

d 8.

d o

f 10,
d 1.

o 12,
4 1s.

SITE PLAN SHOULD CONTAIN THE FOLLOWING BASIC DATA

Scale not to excead 1" — 60' (graphic and written); north arrow with reference merldian; block(s),
lot(s); tax map number(s).

Survey prepared by a New Jersey Licensed Surveyor — no more than five (5) years old.

Property line dimensions showing boundaries of the praperly existing and proposed monuments,
building setback lines, easements and area dedicated to public use, including existing and proposed
easements, covenants or deed restrictions, water courses and rights-of-way in feet and decimals of
of a foot, and bearings in degree, minutes and seconds,

Location of all existing buildings and structures (e.g. walls, fences, culveris), streets, driveways,
entrances and exits on the site and within 200 feet thereof. Structures to be removed are to be
indicated by dashed lines.

Right-of-way widths of existing and proposed roads from the centerline, Pavement widlh
measurements. Distances to the nearest intersections with other public streels, Plan and profiles
of all existing and praposed streets and utiiities.

Localion and dimensions of all proposed buildings, structures, roads, driveways, parking areas, ete.

All existing physical features on the site and within 200 feet thereof, including streams, watercourses,
flood plans, existing woodlands, existing trees six inches (8") in diameter as measured three feet

(3"} above grade and significant soit and hydrological conditions such as wetland, cliff, rock,
outcroppings, and waler fiows,

Topography showing spot elevations, high and low polnts, existing and proposed contours at one
foot (1"} intervals extending 200 feet off-site based on New Jersey Geodetic Gontrol Survey
Datum. First floor elevation of all proposed buildings or other structures, also the efevation of the
finished grade at each corner of all structures.

Parking and loading areas and location of any outside storage facilities shall be Indicated with
dimensions for bays, aisles, stalls, curb radii, traffic islands and channelization. Indicated direction of
traffic flow, traffic control devises (signs andfor pavement markings) and sign easements, tabulation
of proposed and required parking spaces. No driveway Is permitted within five feet (6') of property
iines.

Location and size of fires zones, hydrant locations, fire suppression system, public water location,
size of pipe, flow and pressure data, .

Location and design of existing and proposed storm water systems, sanitary waste disposal
systems, potable water supply, and methods of solid waste storage and disposal. Detail of screened
enclosure for solid waste storage, including provisions for source separation of recyclables.

Location and type of utillties present and proposed including electrlc, gas, telephone, cable
television, sanitary sewers, storm sewers and water lines. All proposed new utilities installed shall
be underground,

Improvernents, such as roads, driveways, curbs, bumpers, sidewalks, sewers and utilities shail be
indicated with profile and plan views, design and construction details and dimensions.

B-3
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APPENDIX B
SITE PLAN CHECKLIST

o 14. Location and design of off-tract improvements necessitated by the proposed development.

& 18. Landscaping and buffering ptan prepared by a CLA identifying existing and proposed trees, shrubs,
bushes, ground cover and natural features such as boulders and rock outcroppings. indicate
botanical and common names of plants and trees, dimensions at time of planting. Buffer areas
should include location of landscape screening, fencing and berms - provide detlails.

o 16. Specify on landscape plan the quantity, size and type of proposed landscaping.

o 17. Indicate which existing trees and/for vegetation shall he preserved and include notes on methods to
preserve them during construction.

r:/ 18. Street trees planted at SPECIFIED intervals — usually forly feet (40°) on center.
x:( 19. Indicated on landscape plan existing or proposed utility lines walkways, lighting, elc.

m/ 20. Indicate on the landscape plan, existing and proposed fences, their heights, type and other details.
All retalning walls and their details,

g( 21. Proposed exterlor lighling plan exhibit showing location of all lights, type of light, manufacturer’s
specification sheet, intensity in fool candle, methods proposed to reduce off-site glare on adjacent
property and roads, type and height of light standard or pole. 0.5 foot candles of lighting are
required in alt parking and drlveway areas.

rs/ 22, Storm water runoff control plan.

1. Percent of impervious coverags.

2. Grading plan, Including spot elevations. Include adjacent property where drainage may impact.

3, Runoff computations for pre-developed and proposed conditions,

4, Size, slope, direction of flow, tap of curb and grate elevation of structures, invert elevations of all
axisting and proposed storm drains, drainage ditches, watercourses — fifty foot (50) cross-
sections for swales, ditches and channels.

. Roof leader size and discharge locations.

6. Location, capacity, outlet details, typical section through basin calculations for storage capacity,
inflow and outffow hydro graph for storm water detention / retention facilities.

7. Drainage map and calculations showing dralnage from contributing area prlor to and after
development. Indicate the determination of L, To and |,

8. If additional development is proposed on site with existing detention / retention facilities, provide
capacity calculations.

0 23. Sanitary Sewer Plan. Location and design details of all pipe, manholes, etc. in accordance with
Borough adopted construction standards, Provide a monitoring manhole located one foot (1'} into
the right-of-way. Provide estimated waste water flows.

[w)

24. If property is in a flood plan area, it must be noted on the plan,

a

25, Additional Information and data required by Development Review Ordinance and / or the
Planning / Zoning Board as the result of hearings on the appilication.

o 26, Engineer's estimate of the cost of the proposed improvements (sanitary sewer, drainage public
pavement.

a 27. Performance Guarantees and Engineering Inspections Fees.
o 28. As-Bulit drawings of final construction with all revisions and corrections,

Person Preparing Check List: Date:

B-4
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APPENDIX B

SITE PLAN CHECKLIST

SITE PLAN REVIEW PROCESS

Upon completion of Engineering and Administrafive Review, the application Is deemed complete and
scheduled for meeting.

The Application is heard for Preliminary Approval. If the applicant has requested waivers, and / or prior
approvals have not been oblained (Freahold Soil, Middlesex County Planning Board, New Jersey
Depariment of Environmental Protection, etc.)

Board votes on granfing or denial of requested waivers,
Board imposes conditions as they feel necessary.
Board approves or denltes Prellminary Approval,

Applicant obtains all necessary prior approvals and corrects plans in compliance with the Preliminary
Approval Resolution. Applicant submits revised drawings and all necessary documentation for
Engineering and Adminisirative Review.

Upon compliance with the Resolution, the application Is scheduled for Final Sita Plan Approval.
Board hears case for Final Approval.
Board grants or denies Final Approval.

10. Plans are sighed by Board Engineer, Board Chairman and Board Secretary.

11. Resolution is memorialized.
12. Case s filed.

NOTE: Should the applicant have no waiver requests and / or prior approvals pending, the Board can grant
Preliminary and Final Approvals at one {1) hearing.

B-5
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APPENDIX C

VARIANCE CHECK LIST

Typs of

Application

8 3

g 8 ;

5 § g apeLicant A | Sedsns §gﬂ+g é{a’w@' ay DATE %’/Zﬁ’//?
xE > '

é‘g 8 3 sLockE)__ Y 76 Lot 3 ZONE_pAd -3
§5 & g § | ENGINEER / DESIGNER Mewls éﬁ«;’;mﬂ.ﬁ}:;’. Associsdes

o~

X ITXIXE X4 YA | Two (2) copies of application form: One (1) original ~ One (1) copy.
X X PX| X [()]B. | Application fees and taxes pald.

X X {X] X |{ )/ C. | Twelve (12) coplas of site plan — Original submission.
X XXX TRA . [ Survey prepared by a New Jersey Licensed Surveyor. (Nol less than five

{6} vears oid.).
XXX XIGAIE Size of Map: 8%" x 14" or 15" x 21" or 24" x 36" - folded.

GENERAL INFORMATION TO BE INDICATED ON THE SITE PLAN

X | X X[ X [ (V) |F. | Name and license number of Engineer/Architect with documents sealed

/ with raised seal, original date and revision dates of drawings.
X | X[X] X | (V)]G.]Project identification, name and address of owner, and name and address
of applicant.

/
X X [X] X [ (V)] H | Owner's certification of concurrence with the plan ! hereby certify that | am
the owner of record of the site herein deploted and that | concur with the
/ plan.” Must be signed by the proper authority.

X XX X (V)| |The name and address of the owners of all properties within 200’ of the
‘boundaries of the development, as shown by the most recent tax records
of all municipalities in which such properties shall lie,

X PX X[ X [ (¥)]J | Site data schedule showing:

. A key map of the site not smaller than 1" — 1,000 with reference to
surraund areas, zoning districts(s) and existing strest locations
within 1,000'.

B./Zoning schedule (required and proposed).

\3, Proposed usa,

w4, Total site area in acres (thousands of an acre} and square feet,

8" Total ground floor building area In square feet and percent of ot
coverage,

vB, Total building area in square fest,

W%, Total open space area in square fest and percent of lot coverage.

\Bf/ Total area of Impervious coverage In square feet and percent lot
coverage,

. » Nuraber of parking stalls and stalf dimensions,

1‘0/ Number of employees, total and maximum in one shift,
M./ Ratio of parking to building size or ocoupancy or both, depending

on use,
«12( Proposed bullding data: height, setbacks, front, side and rear yard
distances, also show dimensions on plan.

¢l
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r 2 Family Bulk Variance

o
l‘(‘New Construction)

APPENDIX C
VARIANCE CHECK LIST

> [1or 2 Family Use Variance

> Bifurcated Use Variance
Site Plan

b4

()

Whitten description of proposed operations or activities, including
control of noise, water pollution, glare, air andfor fire and safety
hazards.

THE SITE PLAN

SHO

ULD BE ACCOMPANIED BY THE FOLLOWING EXHIBITS:

X | X X

Architectural building elevations, including fagade signs and
enfrances.

X

()
WA
()

/

Proposed sign plan exhibit for all freestanding and facade signs
showing the speclfic design, letter style, color, construction and
materials, location, size, helght above grade or below roof line, type
of standard, illumination,

)

| Required legend on site plan for endorsement by Board and

Borough Officials,

()

Written description of a request for hardship variance, conditional
use or specific permit.

T

Environmental impact Statement (EIS).

()
()

Written document of request to walve submission of any requlred
site plan elements. (The applicant must document why a waiver of
required elements or exhibits is in the public interest, consistent with
the Master Plan, the intent of the land use ordinance, and good
development practice.)

/
()

Additional information and data required by the Board as the resuit
of hearings on the application.

(v

All sasements, dedications and deed restriclions necessary to
Implement the plan.

//

Persoﬁ’Prepgﬁﬁé Check List

5;'2,»3’/??

Dafs

c-2

Borough of Boulh Plainfleld — 2480 Plainfteld Avenue ~ Soulh Plainfield, NJ 07080 - www,southplainfieldnj.com




BOROUGH OF SOUTH PLAINFIELD, NJ

BLOCK

476

Constr. class :
K BUILDING DEPARTMENT
ZONE PERMIT RECORD |
ADDRESS 2700 BAmilton Blvd. | LOT__ 3
‘— DATE NAME " CONSTRUCTION COST BUILDER PERMIT
2/10/16 All Season Spo;:ts Elect/Alarms 100. Central Jersey 160142
2/10/16 wor Fire 7000. " " 160142
471716 Tenant/All Season |Sports Academy Certfificate of .Use/zoning 763686 .
4f11/716 uos Fire/Fireline to vault 15,000} Castle Fire ‘1601427
18 1143 99w e T o :
4/18/16 32 sq ZU oign 1800. Pobs Siers 160471 ok
4f22116 W TEmp GO T4115/20/16 160142
7/13/16 now Cert of Occupancy 160142




Cong%r. 2lass _BOROUGH OF SOUTH PLAINFIELD, N.J.

476
) BUILDING DEPARTMENT BLOCK_ 170
YA ngZL:;B
ADUSE 2700 Hamilton Blvd. PERMIT RECORD ~ LoT 3 _
T . | [usE
DATE NAME CONSTRUCTION| COST BUILDER PERMIT |GRP.
9/20/99 Arm-R-Lite - 3x8 Repl Sign 3960. Classic Sign 991005 |OK
£/22/05 A00ampServ. Repair 6000.  Best Elect ) 050797 7’7'3(
’ : : . . v t . B
SV 2e0ha AL~ peprolal VACAS Jat A Somion
\ T 7 :
'1I£0116 wn TNt.Demo [No| Structural 600. Castle Buifld 160059| O¥.
1/20/16 uot Electric 100. BEnder Ent. 160059 - oL
1/20/16 non PLuubing 100. Atlast Mech 160059 ok
tificdte of i | '
1/26/16 | Tenant/all Season [Sports Glub o1 - use/zpning  ,pop93-15 | 762704
2/5/16 v | Roofing 215,000. | MUIT & CO. 160123
BOROUGH OF SOUTH PLAINFIELD, NJ
Constr. class ’ BLOCK_ 476
LT BUILDING DEPARTMENT _ —47b
ZONE _- . PERMIT RECORD
ADDRESS 2700 Hamilton Blvd. - LoT_ 3
DATE NAME CONSTRUCTION COST BUILDER PERMIT |
2/5/16 A1l Seasons Sports INt.Alterafion 35,000. Castle Builders 160142
2/5/16 "w . Electric 5000. Bender Ent. 160142
2/5/16 won : Plumbing 20,000. Atlast MEch 160142
2/5/16 w Tire 1000. Blue Air 160142
2/5/16 won - | Bldg/Duct Work I0,00P. Blue Air 160142
2/5/16 wow Elect/Lgt Poles 15,000. Bender Ent. 160142
2/5/16 e Plumbing 20,000 Blue Air 160142
2/5/16 "o Fire/313 Spk Hds 84,000, Approved Fire | 160142




ERTPREE LU S

BOROUGH OF SOUTH PLAINFIELD, N. J. Pec /ﬁ{fﬁ”‘ﬂ% 7 G*

EBI‘d #l ’ ) DEPARTMENT OF PUBLIC WORKS
N . (BUILDING DiVISION) o Black ..._.?____
o . | ‘ PERMIT RECORD '
Strest -and’ Mo, —..2700 Hamilton Boulsvard RPN |
DATE’
T T CWNER CONSTRUGTION COST BULDER PERMIT NO. PLAN B
' Assembly Hall ‘
Oct, | 5 |60 ' - for Rec.act. $125,000.| Rink Realty Co.Inc. 7845
| Neon ' ' '
Dec, | 16|60 | Grovnd Sign | $720. Rink Realty Co.In¢, 7890
Paul Metecalf (Cumex) n
Jdan, |30 |61 |Tce Palace Co.Ine, " Certifficate of Ocpupancy #2147
Paul Metealf Aecessory Bldgy :
Septi 21161 |‘Iee Palace | in rear $1200, Rink Realty Co.Int. 8147
f n A

Oct| 23|62 W.J.Alum.Ext. Co.| Ground Sign $75.00 |Essex Sign Co,Ing. 8491

Jan | 8 |63 |P1fd., Ice Land, Inc. Beilding|Permit for C. O. 8539
"Jan |8 |63 |Pifd. Ice Land, Inc., Certifigate of Octupancy #2429
o, P _ | sIEN
Nov. |11 Je3 |5 PLfd. Ice Noon Ranf $1,050 | Jersey Meon Corg. > 8794
duly | 27|66 Arm=R-Lite Door Mfg. Certificate of Ocoupancy 2931 9686
Jdan.  I1'R7 M s M n " Flpe. permit EL_Bmhranlm S l75
E e ' Bla ko F7E
Lar BOROUGH OF SOUTH PLAINFIELD, N. J. ,pt 3 -
- _ DEPARTMENT OF PUBLIC WORKS Block 20 .
o . ' {Bullding Divislon) -2 3.0
' d/UU Hamilton Buulmuard PERMIT RECORD , 7 -
Sireet cmd ‘No. .- <Y
DATE
v OWNER CONSTRUCTION COST BUILDER PERMIT NO, PLAN N
o. 1Da | Yr.
: changes in ofrice
. Jan |30 167 iArm-R-Lite Door Mfg.& Spr. sysftem $20,000 self 9813
'July P4 {67 |" " " sign $100 self 10033
- Dec 3|75 "" " 4x4 grd
, sign $100- DeAndrea 14543
‘ . si Sch tz 15352
June |3 |77 | J.Dourney grd. sign $50 Lsseg wart
Rf. over Ld. bock/
Jan. 115 186 Arm—-R-Lite Storm Encl. | $ 17,200 K. Bauer 1632B
Mar.j 1186 woonon Certificate of Approval : 11632B
| Sept |20 | 95 |Arm R Lite " Furnace 2000. Edison Sales 951023
' : e/
8 |18 97 " Sewer Cono. 5000. Ray Mannex 970855 S5 97
8 30| 98 a Electrie 28,000. Henderson - 980613 ol




1222 BLOCK 476 LOT 3 QUAL, UPDATED ON 121817

————————— OWNER INFORMATION--=-——~-=-- ———==w==-PROPERTY INFORMATION--—-—=—==
DPE 2700 SOUTH PLAINFIELD ASSOC LLC PROP LOC: 2700 HAMILTON BLVD
20 COMMUNITY PL, 3RD FL PROPERTY CLASS 4B  ACCOUNT#
MORRISTOWN, NJ 07960 BLDG DESC
LAND/ACRE 6.327 AC. / 6.32
DED AMT $OWN 01 ADDITIONL LOTS
BANK# MORT# SSH
7ZONE M3 MAP USER#1 #2
BULT 0000 UNITS BCLASS
—————————————— SALES INFORMATION-=====m==—===w
DATF ~ BOOK PAGE PRICE PCD NU 4TYPE ~  ===~== TENANT REBATE----
CUR: 041115 06684 376 2250000 A 8999 BASE YR  TAXES FLAG
~1: 061314 10 ---YVALUES-~- 17 60199.68 N
-2: 100295 1 LAND 449800
IMPR 463200 = —=m===-- TAXES——-———=~—=
——————— EXEMPT PROPERTY DATA------- FXM1 17 TOTAL 60199.68
FPL CD STAT. EXM2 18 HALF1 30099.84
FACILITY EXM3 18 TOTAL .00
INIT FILE FUR FILE EXM4 19 HALF1l .00
ASMT CODE NET 913000 SPTAX CDS:
OLDID:
NEXT ACCESS: BLK ..OT QUAL

EN=CHANGE F1=NC ACTION F3=ASSMT HISTCRY F5=RECORD CARD F7=MORE
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#4406 Lesser Industries - Hamilton Blwd.

Block 476, Lot 4
‘Zone: M-3

(Construct omne-story masomary building.)
Mr. Richard Keiling, Esq. was present to represent the file. The engineer's letter
of June 26, 1986 was read. The waiver requests were made asking for storm water
detentlon as the addition will be on a. currently paved surface and there will be
no change in impervious cover. They would like a waiver for additional lighting
to the rear of the building. They also need a waiver to allow for driveway within

5' of property line as a narrower driveway would not allow for trucks to nav1gate
easlly and safely, S

Mr. N. Lewils Lesser was sworn in. He is a Principle of Lesser Industries. He is
requesting a single story addition to a single story structure. Regarding the lighting
waiver, the requested lights are curréntly there now. The addition is for a storage
facility. His firm repairs transmissions for boats. No loading dock would be put ia.

PLAN. BD. PUBLIC MTG. 8 Sept. 3, 1986

Mr. Westrick asked about a location for dumpsters. Mr. Lesser said he had a location
that is going to be improved which is in the far left hand corner.

The following motion was made by Mr. Graf, seconded by Mr. P. Ackerman and unanimously
approved:

"To accept preliminary and final approval subject to the Engineer's
letter of June 26, 1986. Requested waivers are to be .granted.

Appropriate inspection fees and performance bond and m%lntenance
fees are to be posted."



;(-'
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tar #3389 Dourney & Dourney - Hamilton Blvd.
Block 476, Lot 3

BT —

Mr, Dourney was present to represent himself and was sworr} in. AN,
The letter from the Engineer of November 25 was read, as was the :

letter from the attorney indicating taxes for the year have been paid

up.

Mr. Dourney explained that there is an existing loading dock which was
built with footings in place to put a steel building on. His plans are to
erect a steel enclosure on that existing loading dock. It will be a

simple storage area and covering.

The following motion was made by Mr. Westrick, seconded by Mr. Peter
Ackerman and followed through unanimously:

"To approve application #389/V subject to county approval.’ {

g\u’o//(/K cenn b emasl o D FC i b—



i
H
l

B App.—#ﬁﬁq

RESOLUTION
PLANNING BOARD
S BOROUGH OF SOUTH PLAINFITLD

BE IT RESOLVED by the Planning Board of the Borough of

! South Plainfield that!
-:i WHEREAS, .Dourney & Dourney has made site plan application
i to erect a steellencl'oslt;re on an existing loading dock in Block 476,
Lot 3, and
WHEREAS, a hearing was held on December 4, 1985
i and the Borough Envginéer's Report of November 25, 1985 was read
i into the record,

; NOW, THEREFORE the site plan is granted subject to,

i ‘ Middlesex County approval
i

: Fitzsimmons, Skohuck P, Ackerman

iTI—IOSE IN FAVOR:  Kelly, Spisso, Graf, Westrick, R, Ackerman,
l
1

THOSE N OPPOSI’I‘ION None

i . THE FOREGOING IS A TRUE COPY OF A RESOLUTION ADOPTED BY THE
E PLANNING BOARD AT ITS MEETING HELD ON DECEMBER 4, 1985
Ll

e g R - ;g
; Al e et (G L/K} C;)’é""«- 711 .ff‘f/f"‘?’«’[’%v
E;DATE L ; JEAN BIZUP, CLERK, PLLANNING

; . BIY, , BOROUGH OF SOUTH PLAIN
i : FIELD, COUNTY OF MIDDLESEX




RESOLUTION

BOROUGH OF SOUTH PLAINFIELD

PLANNING BOARD

Application Number: 763/Site
Applicant: Richards & Robbins
Address: 2700 Hamilton Boulevard
Tax Map Designation: Block 476, Lot 3
Ay,
Zone: M-3
Whereas, DPE 2700 South Plainfield Assoc., LLC. has applied to the South Plainfield
Planning Board for various relief for its property at 2700 Hamilton Blvd. (designated as lot 3 in
block 476 on the South Plainfield tax map); and

Whereas, the Board did not yet hold any hearings on the application; and

Whereas, the applicant requested that the matter be withdrawn and dismissed without
prejudice; and

Whereas, after consideration of the request, the Board has concluded that the matter |
should be dismissed without prejudice, but only if the following conditions are met:

I. The applicant shall pay the fees of all Board professioﬁals, including its attorney,
engineer, and planner within 30 days of the adoption of this resolution. :

2. The apphcant shall pay any additional fees owed to the Borough of South PIamﬁeid that
to date remain unpaid within 30 days of the adoption of this resolution.

Motion to Grant Dismissal without Prejudice, as stated:

Motion: TALLL/ @{(&ULS&YL.
Second: ’PQ%{J\—/ 6/\/\ U(,W



INFAVOR | OPPOSED | ABSTAIN | ABSENT

Robert Ackerman, Chair

>

Paul Grzenda, Vice Chair

Mayor M. Anesh

Stephanie Bartfalvi, Alt. 2

Richard Houghton, Alt. 1

John Mocharski

Jack Pedersen (1)

Michael Pellegrino

Peter Smith (%)

Councilman D. White

,\/
e
L
L
v
o

Joseph Wolak

;o

1
rd

Planning Board
Borough of South Plainfield

/.,-‘/ I /,'
f/ /4/ ! dwjf f;:: : W//C/l_&’
Mary Bé}rj Khidre, Secretary

Date: / ;__ 7 // “,ZO f <

/



RESOLUTION.
BOROUGH OF SOUTH FLAINFIELD
ZONING BOARD OF ADJUSTMENT

Resgolution No, 2015-

Application No,; ZBOA #23-15
Applicant; All Ssasons Sports Acg{damy. LLC
Address; 2700 Hamilton Boulevard
Tex Map Designation: Block 478, Lot 3
Zone: M-3
Appiicant's Attarmey: James F, Clarkin Il], Esq,
Whereas, All Seasons Sports Academy, LG, a prospestive tenant of Lot 3 in Block
476 on the Borough's tax map, has applied to the South Plainfield Zoring Board of

Adjustment for a use varianoe and variance for the required m_sr'nber of parking stalls; and

Whereag, the Board met in compllance with the Open Public Meetings Adt, holding
& hearing in the Courtroom at South Plginfiéld Borough Hall on December 15, 2018; and

Whareas, a quorum of the Beard members heard the app!icaﬁon and participated
in the decision; and

Whereas, after considering the testimony and allowing the opportunity for public
questions and comments, the Board has made the following findings of fact:

Findings

1. The applicant submitted the required affidavit of publication and effidavit of service,
which the Board determined gave the Board jurisdiction to heer the application,

2, The applicant seeks a use varlance to uilize the exlsting approximate 36,000
square foot warehouse building as a recreation facllity and sports academy.

k3 Joseph Neotarangelo, one of the principals of the applicant testifled that the Interior




of the warehouse building will be Jald out to creste fourbasketball courts, & baseball batting
aages, g golf simulation grea, volleyball coutts and a seccerfisld-as overlays, lodker rooms,
two parly rooms and ancliiary offices. , -

4, Mr. Notarangelo also testified that the hours of operation will be 3:00 pr - 9:30 pm
from Septamber to June and 8:00 am « 9:30 pm in July and August; that the maxdmum
numbar of employees on site at any one time will be three (3) except when teumaments
will be held when there wiil be flve employees; and that there will be infrequent deliveries
comihg to the site,

5. Mr, Netarangelo also stated that the faclliity will be mainly avaflable for youth sporis
but that there would be soma adult use such as an adult basketball league. He Indicated
that tlhe maximum number of participants In the bullding at any ohe time would be 120
people.

g Mr, Notarangelo also testified that almost all of the young people who will arrive at
thé site will badropped off by parsnts, except older ieenagers who have a drivers license,

Me added that it is commen for car pooling fo be arranged among the young people. He
also statéd that parenis are very unlikely to remain st the site while their children are using

the facility,

7. Mr. Notarangelo stated that the 107 proposed parking spaces will be more than
sufficiant for the operational needs of the use. Thers are also 33 ‘banked” parking spaces
which oouid be consfructed in fhe future. The required humiber of stalls under the

ordinance is 302.

8. Mr, Notarangelo also confirmed that there will be gym or workout equipment inslde
the building avallable to participants. Similarly, while non-alcoholic beverages and food
stiacks such as nuttition bars would be avallable for purchase, that there would be no food
cooked on premisas and no cafeteria or restaurant arsa that would be open to the genersl
public: He added that there would alst be two party rooms that would anly be available
for use in gonjunciion with the use of the sports courls, .

8. Topresent engineering testimony, the applicant cafled Robert Russo as a witness.
The Board accepted Mr. Ruseo's credentials, found his testimony credible and accepted
his testimony as fact. Mr. Russo described the numerous site improvements that would
ke proposed including ralocated driveways, paived parking areas, the ‘banked” parking
spaces, the sidlewalks alongside the building, the lighting, landscaping shd drainage
improvements, proposed sighage and the garbage and recycling arsa, The location of
these improvements are shown in more detail on the engineering drawing submitted with

the application.

10.  To present traffle testimony, the applicant salled Kevin Chen as a witness. The
Board accepted Mr. Chen's oredentials, found his testimony credible and accepted his
testimony as fact. My, Chen provided the following traffic information:

2




a. There will be anticipated trip generation incresses dus fo the propased facility
bu;'th?f thesg ean be hahdled by Hamilton Boulevard which ks classiied ag an urbam major
collector road,

b, The Intersection of Hamiiten Boulevard and the aite entranice drivewsay will
perfarm at a level of service A and the slte exit drivewsy at a leve| of service .

c. Utilizing the data fram the Instituts OF Transportation Engineers the anficipated
average peak parking demand Is 102 spaces,

1.  To present planning testimony, the applicant called James F. Clarkin IV as a
winess, The Board accepted Mr, Clarkin's credentials, also found his testintony credible,
and accapted the testimony as fact.

12. Mr, Clarkin testifled that the properly Is particularly suitable Tor the proposed use
sifing several supporting reasons. He also supported the requested parking variance under
both a hardship theory and the flexible (c)(2) analysis. He noted that the hardship was that
there is no other land available on the property to oreate a conforming number of parking
spaces. He also gave his ophnior that the banefits from the project substantially |
outweighed any detriments, of which he did not see any. '

13, Mr. Clarkin also offered his oplnion that what was proposed was an excellent
adaptive reuse; that there is very little marketfor older manufasturingiwarehouse structures
such as what ts located on this property,

14.  Mr. Clarkin also offered his opinions that the use and parking variances could be
granted without substantial impairment 1o the Intent and pumpose of the Borough Zone Plan
and Zoning Ordinance. ltwas his opinion that the granting ofthess varlances would parmit
the orderly redevelopment of the site and would contribute to the continued vitality of one
of the main business corridors in the Borough,

18.  Mr. Clarkin also gave his opinlon that the variances could be granted without
subistantial detriment to the public good. In so oplning, he referenced the traffic testimohy
and that Hamilton Bowlevard could handle the anticipated additional trip generations: that
the levels of service at the two driveways would be adequate, and that there would be more
than sufficlent parking spaces available based upon the operational nesds of this applicant.

18, Finally, Mr, Clarkin reconciled the granting ofthe use varlahce with the fact that the
M-3 zone does not permit the proposed use. He offered that the drafters of the ordinance
would not have Intended ta prohibit an adaptive re-usa of a facllity where, the petmitted usé
for which has very little demand, He also offered his opinion that the reconcillation is also
proved under one of the methods set forih in the New Jersey Supreme Court's Medici
dectslon, In short, he stated that thare have been changed conditions since the adopfion
of the permitted usas in the M-3 zone, L&, that older manufacturing facilities are very
unaitractive from a business standpoint in today’s market. He supporied that conciusion

3




with the fact that this facility has been vacant for & ‘nu‘mber of vears.

'i?__ The: Board's engineer and planner reviewed the application and Issued letfers in
which they made recommendations for the applicant (ghginesring letter dated December
7, 2016 and Planning letter dated Dacentber 9, 2015), The applicant agreed to these
recommendations, with the following excepiions end variations;

Environmental impact Staierment

Reinforeed concrate pipe

Headwalls

Evergreen screen -

Looation of bulldings and structures within 200 feet {partial waiver)
Topography extending 200 feef (partial walver)

Curb stops, not beliards

Consfruct fourteen (14) additional parking stalls

. L] 4 o Ll R <o &

18,  The applicant voluntarily agreed, as a condition of the approval, that It would file an
application for possible amended site plan spprovalif, in the future, the Borough was of the
opinion that the construction of soms or all of the 33 "banked” patking spaces would be

necessary.

Conclusions

The applicanthas met the requiremsnts fur the granting of the use variance and the
variance for the required number of parking spaces, and thers s little chance that the
proposed recreation facllity and sports avademy will create any type of detriment fo the
neighboring properties. : . -

Granting the uge variance and parking variance will also benefit the Borough in &
number of ways, particularly by improving a highly visible vacant site which as been an eye

sore,

The applicant has p-resented sufficlent plannittg proofs 1o justify the granting of the
variances. In sddition, the Board notes that the South Plainfield Polica Department had
no comment concerning the proposed number of parking stall or raffic issues,

THEREFORE, BE IT RESOLVED, that, sublect to the oondlitions below, the
applicant Is granied a use variance and variance for the required number of parking stalls,

as well as pretiminary and final site plan approval.
Conditions

1. Construction wiil substantially comport with the submitted plans unless changed by
the terms of this Resolution.

4




2. 'The applicant will comply with the recommendations in the review letters by the
Board's engineer (dated Decamber 7, 2015 and Planner (dated Decernber 9, 201 &) with
the following exceptions and variations:

@ Same as set forth In paragraph 17 above

3, The applicant wlil fife 2n application for possible armended site plan approval if the
Boraugh determines that thare may be a nead for the construction of some or all of the 33
"hanked" parking spaces,

4. Appllcant also voluntarily agreed fo the following additional conditions: to provide
a point - point lighting plan; applicant will be the only oceupant of the structure; alf sports
and recreation activities will be conducted indoors; the business operation shall ke imited
tc’> the gours set forth In paragraph 4: and ail doors lsading to unfenced areas must be
slarmed.

5, Applleant also vohmtarily agreec as a conditlon of the approval fa construct a 6 foot
high chainfink fence baginning at each of the two rear comers of the strilcture, extending
fo the sidelines and then adjacent to the sidelines o a point parallel to the edge of
pavement In the front parking lot closest fo Hamilton Boulevard,

5, The epplicant will ebtain all necessary permits and inspections required by the
Borough of South Pizinfield, the County of Middiesex, and the Staie of New Jeriey.

7. The epplicant will pest all necessary bonds and pay all Ingpection fees, The
applicant will also pay any applicable fees for the Board's professionals, including its
attorney and engineer, immediatsly upon nofice that its escrow accolnt needs to. be
replenished, No building permits or certificate’ of occupancy will be lssued untll all
payments required by this condition have been réceived.

8, The applicant will comply with all ordinances and regulations of the Borough of
South Plainfleld, Including any Fair Share Houslng requirements (if applicable). I addifion,
the applicant will cause the owner of the propefty to pay all real-eéstate taxes due before
lssuance of building permits and before issuance of a cartificate of cccupancy.

9, The applicant will comply with any representations not contained in this resolution
thet were made during the application and hearlng process.

Failure to comply with any of the condliions lsted above will render the approval
granted by this resolution void.




Motion to grant the ap lication & stated:

Mation: % USTA S AL Second: C <€ YIN /&/Q_

I Yes No Abs‘tain Absent
 Kenneth Bonanno Y
tMarfa Campagna . \[{

' Clndy Eichler X
_James Gustafsen - ¥

Robert Hughés %

Darlens Cullen | K

Frank Lemos

Giro Leonardis ) I X

David Miglis X

[T TR .

Zoning Board of Adjustment

Gino Leona\*dj,s/ Chair~

R %Mﬁ/

Nary Beth Khidre, Secretary

Date: /}—/{f}om/




Mation on the resalution:

Motlon; . o Jﬂ_{_moﬁ Second; ]Z . é O asnd O
YES | NC; h ABSTAIN | ABSENT “P‘I
[ Kennetn Bonansio ¥ |
Meria Campagna ¥
Clndy Eichler ¥
. James Gqstéfson M
Robert Hughes ‘ A
Darlene Cullen ~
Frank Lemos 7
L@ino L.eonardls ' £
| David Mighs - 1 - {

| certify that thig is & true copy of the resclution adopted by the Zoning Board of
Adjustment of the Barough of South Plainfisld at fts public meeting oh December 15, 2018

UREhdoy _s-57mere

Maty Beth' KHidre, Secretary

- Date: Decamber 15, 2015

Snbanles\ivly Fllos\DL TiZoning\Al Soasona\Raesalidion wpd




MIDDLESEX COQUNTY CLERK

Index DEED BOCK
Return To:
Book 05426 Page 0019
TRANS COUNTY TLTLE

P O BOX 67§ No. Pages 0007

NEW BRUNSWICK , NJ

08903 fnstrument DEED W/0 ABSTRA
Date ! 12/16/2004

Time ¢ 9:08:49
Control # 200412160329
BOURNEY INSTH DE 2004 027711
JOHN _ s '

Employee ID  PATELD

L

RECORDING
DARM
NJERFA

50.00
18.00
12,00
N
.00

.00
.00
.00

80.00

Ly U A T O L A U Y

Total:

STATE OF NEW JERSEY
MIDDLESEX CQUNTY CLERK

ELAINE FLYNN
COUNTY CLERK ’
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200412bL0329
PO NOT REMOVE THIS PAGE.
TO ACCESS THE IMAGE OF
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TRANS - COUNTY TPITLE AGENCY
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NEW BRUNSWICK , NJ
08903 Inatrumenk DEED W/O ABSTRA
Date :. 540872004

Pime 8:44:21
Control # 200405080182

DOURNEY InNsT# DE 2004 010323
JOI-IN J. JR.
4 - Employee ID  PATELD
-
RECORDING $ 30.00
DARM 8 6.00
NJPRPA -1 4.00
..... $ 00
$ .00
3 .00
§ .00
-1 .00
] .00
Total: 5 40.Q0

STATE OF NEW JERSEY
MIDDLESEX COUNTY CLERK

ELAINE FLYNN
COUNTY CLERK
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OK AND PAGE NUMRBER
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TRANS-COUNTY TITLE AGENCY, LL.C. ae0K H#——erm—" Pieick I Diagsetin, Ir. Esq.
P.0. Box 875 pAGE # ;
New Brunswick, NJ 04803 5 03 PAGES.
EASEMENT DEED

»
THIS EASEMENT, made this3Gayof APRIL 2004, betwoen John J, Dourney,

Ir., of 2700 Hamilton Boulevard, South Pleinfield, New Jersey (hereinafter “GRANTOR") and
the COUNTY OF MIDDLESEX a municipal corporation of the State of New Jersey, having its

principal offices at County Administration Building, New Brunswick, New Jersey, (hercinafier
“GRANTEE")

v SO 4
"3 9%
: W63

t

W 81 93040

WITNESSETH:

v

2
WHEREAS, Grantor is the owner of ¢ertain real property designated as quélsi 476, Lo

A

Souih Plainficld, New Jersey; and

on the Tax Map in the Borcugh of South Plainfield, also known as 2700 Hamilton ﬁo‘\tc“md. W0
(=]
r

WHEREAS, Grantee will be undertaking  projest to widen end reconstruet Hamilton
Boulevard én the Borough of South Plainfield {"the Project”) in conformance wiﬂi'a;n'
Engineering Plan prepared by CME Associates on behalf of the Middlesex County Engineering
Department entitled “Hamiiton Boulevard Improvements”;

WHERREAS, in connestion-with said Project, Grantec has requested a 2,051 Square Foot
temporary construction casement as mote fully deserived in the atiached Schedule A; and

WHEREAS, Girantor wishes to gram said easement(s) under the terms and conditions sel
forth herein; and ' -

WHEREAS, Grantor is erﬁﬁbﬁ&i’erégi {o granl said ea:semem(s} pursuant to N.J.S.A,
40A:12-130)1); e .

NOW, THEREFORE, in consideration of the sum of Two Thousand Fifty One Dollars
(82,051.00) and other good and valuable consiaq}‘ié’bn, GRANTOR, does grant and convey to

GRANTEE the following easement(s) across apl;é'tion of Grantor's property designated as Block
476, Lot 3 on the Borough of South Plainficld Tex Map:

P Rtid

VR T
_73;‘:!::03 L

W AN
m
8

e

H

1. TEMPORARY CONSTRUC SEME EéﬂmRE ﬂ ﬂ
’ LN

A. Easement Agréement. The Grantor, by this Agreement, does horcby grant t
Grantes a Temporary Copétryction Easement on Grantor's property, is sst forth and ware fully
described as Lot 3, in Blotk 476 on the attached Map entitled “Familion Boulevard -
Improvements” dated February 2003, aitached hereto as Schedule A for the purpose of widening
and reconstructing Hamilon Boulevard in the Borgugh of Senth Plainficld,

B. Right of Entry. [t is further agzeed that, upon excculion of this Ensement Agreement

by the Grantor, the Grantee may enter upon the said lands and premises for the purpose of
constructing the road improvement project.

C. Complete Agreement. This Easement Agreerncht is the entire and only Agreement

between the Grantor and Grantee. This Agrecment can only be changed by an Agreement in
writing signed by the Grantor and Granlee.

This Agreement is binding upon alf parties who sign it and all who gugceed to their rights and
responsibilities.

The Deed is beipg re-recarded to «BUEITSPERIL2 BOSL26P-0721
inciude the Legal Description.




"O

IN WITNESS WHEREOF, the grantor signs this Easement as of the date at the top of the
first puge.

ATTEST:

““rawn B, Mewlan L;Iﬂ‘d. Do%ey, Ir. '

STATE OF NEW JERSEY, COUNTY OF MIDDLESEX 5S.:
ECERTIFY that on A?r\‘ D, 200

John 1. Nourney, fr,
personally came before me and stated to my satisfaction that this person (or il more than ong, each person):

() wus the maker of the ntached deed;

(b) exeouted this deed as his or her own act; and,

() minde this Dead for $2,051.00 as the full and actual consideration paid or to be paid for the transfer of thle.
{Such consideration.is defincd in N.).8,A. 46:15-5.) :

Shawn D, Noewland
Notary Public of Naw Jarssy
1.D, No, 2287495
- My Gommission Exp. May 7, 2007




JOHM H. ALLGAIR, P.E_PR,-
pAvID J, SAMUEL, PE.PP,

o %
”» N . -
. —c, JOHN J. STEFANE, P.E, LS, PP,
L7 ©———-., JAY B. CORMELL, B.E,
g i MICHAEL 4, MoCLELLAND, PIE, PP,
! GREGORY A. VALES], P.E. PP,

.

ASSOCIATES.
SCREDULE A

March 12,2003

Temporary Easement Parcel Nos. E-TTA&EB
Black 476, Lot 3

Borough af South Plainfield

LEGAL DESCRIPTION .

. Yemporary Emsemnent Parcel Nos. E-11A & B '
through Lot 3, Block 476, N/F John J. Dourney, J
L Borough of South Plainfield -
Middiesex County, New .Jersey

Tembporery Easement Parcel _I\_I_g_ E-11A

Being a 20-foot wide strip of land upon,
designated as Lot 3 in Block 476 on the current Boroug
more particularly desoribed as follows: . .

Beginning at a point, said point b he intersection of the northerly right-of-way

line of Hatnilton Boulevard, Middiesex Couil
the common line between Lots 3 and 4,

1) Along seid sommon ling with Lot 4, Blsck 476, North 087 24" 05" Waest, a
distance of 20.48 feetto, a point, thene:

Through Lot 3, Block 476, the folloiving two (2} courses:

2] South 83° 535,_;;'3=‘.::;- East, & distance of 54.68 feet to 8 point, thence

3 South 05° 57015 West, a distance of 20.00 fest:fo a point in the
aforementigried northerly Hght-of-wey line of Hamilton Boulevard, thence

4) Along said northerly right-of-way lina of Hamilton Boutevard, North 83° 89'
39° West, a distance of 80.21 feet to the point and place of beginning.

Said des_‘i-‘:ﬁprion of the proposed “Temporary Easement Parcel No. Ex1TA” through

Lot 3 in Block 478 containing 1048 Square Eest or 0.024 Acres, more or [ess.

CONSULTING ARG MUNIGIPAL ENGINEERS

TIHOTHY W. QILLEN, PE. 2.5,
BRUCE 4. KOCH, -P.E., PP,
ERNEST 1, PETERS, IR P.8., PP

through and across premises known and
hiof South Plainfisid Tax Map and being

Route Na. 503, variable width R.O.W., with
7 478, and from said beginning point running:

1 BORDENTOWN AVENUE, PARLIN, NEW JERSEY QESBIYED —~ (732) V278000

BUSGZ6F-023




March 12, 2003

Temporary Easement Parcel Nos. E-11A & B
Block 478, Lot 3

Borough of Sog;h Flainfield

Temporary Easement Parcel No, E-11B

Being a Tvaééf wide strip of land upon, through and agj,_féss"’-bremiaes known and
designated as Lot 3 in'Black 478 on the current Borcugh of Soutbé'f?}ainﬂetd Tax Map and being
more particularly described as follows: C

Beginning at a point, said point being the intersection qf'the nartherty right-of-way
line of Harnilton Boutevard, Middlesex County Route Ng.‘ 603, variable width R.O.W., with
the cormmon line between Lots 1:08°and 3, Block 478,-and from said beginning point
running: - SO

Jamilton Boutevard, North 83° 58° 38°

1) Along said northerly right-of-way line: 5
t, thence

West, a distance of 101,42 feet t

Through Lot 3, Biock 476, the following t ourses:

2) North 05° 57' 156" East, a distaﬁ&é of A (LOO feet 1o a point, thence
31 South 83° 58' 39" East, a distance of 89.23 fest to a point in the |
afarementioned common line with Lot 1.03, Bloek 478, thence

4} Along said common line with Lot 1.03, Blotk 4786, Sguth 06° 24’ 05" East, a
distance of 10.24 Yeet to the point and place of beginning.

Said desaription o"f:'__-t'_he proposed “Temporary Easement Pafce}_ No. E-11B through
Lot 3 in Block 476 containing 1,003 Square Feet or 0,023 Acres, mare of less.

Said description of the proposed “Temporary Easerment Parcel Nos, E-11A & BY,
having been draven in accordanse with a certain map entitied "General Praperty Percel Map,
Hamilton Boulevard Improvements”, Situated in the Borough of South Plainfield, Middiesex
County, New Jersey”, Sheet 6 of 17, dated February 20403,

SajH described lands being subject to easements, restrictions and agresmehte}‘ipf
record and such facts as may be disclosed in a full and accurste Title Search into the

property-in-question and the immediate adjoiners,

BOSU2RP -7




March 12, 2003

Temporary Easemant Parcel Nos. E-11A & B
flock 478, Lot 3
Borough of Sou'@hjj!?’!ainﬁe!d

Said desoribed Iand "belng known as a partion of Lot 3, Block 476, N!F John J. Dourney,
Jr., a8 shown on theiofficial Tax Map of the Berough of South Plamfualcf

Sald descnbed Iandsf-bemg subject to such facts as may be disclosed in a fuit and
accurate survey into the pe erty in~question and the xmmedlate ‘adjoiners.

chael J. McGurl

“New Jersey License No, 38338

Esme Parcel No. 11 A & B Biock 476, Lot 3
P-CT-Q00ZB-01
Souh Painfield Horougls

ROS5L26P-025.




o YOALDEES - ARAGAKR AND FALE [evenany b 10 Brankr's Aot Copiranit TTI2 By BLL-STATE Lzmus'ii'PPL\".co.

E O FO KD, OFF GOAP. = Plsn LAdJudge 43 O Lolimet e Oroey, Granforg, NI, OIS
. - s
| DEED
This 1 ey e e 4
s pecd 1 made o0 L0y £ wff . R A
WEEN CHNNIBRNATONL.
BETWEEN  s0pp 5. DOURNEY. JR. and JLeTy Teea T z
CHARLES V. DOYENIY onYesZ LU lLle oy The

whose address is 2'73:9_0. Hamilton Boulevard, South Plainfield, Wew Jersay
. 47060 - ceferrtd] 10 3y the Grantor,

AND  GOURTY ‘of NIDDLESEX, a Hunicipal Cerporatisn of
the State of Mew Jarser

whese post uffis cderess ¥ Middlasex County Admilnistrretive Building,
Haw Brenswick, Nev Jegeay reforred io as the Grines,
“The werds “Grantor™ and “Geames” shall mgen sl Grantors and afl Grastens hsted shave,

Trasfer of Ownership,  The Grantor, rams and conveys {ivansfers avenerapsp nf) the propeey
dasertbad betww o the Gramiee, This tranifer &s riade for the sum of OKE DOLLAR {§1.80)

“The Griwdr acknoviedges receips of this mancy.

Taz Map Reference. (RAEA. 46:15-21) Municipality'of  Souch Plainfield
Blagk No. 479 * Letka 3 =T Avcount Mo,
l:] Me propanty s identifficafion number is ovaifable on the dite of fay deel, tChesh hoa it upplisebic.

Property. The property consisis of the fand 206 3l the i;ul!d?qg:. und streetents on dse kol in
the Borough of Seuth PBlainfield .
County of Hiddlesex and Statt of New Jersey, The-legal deseription 52

BEGINNIVE ac & point on the norcherly sideliao of Bamilton Blwd. (50" wide), ssid
point boing rhe ierersaccion of the wastarly Line of Lot 1.03 in Rlock 476 now or
formurly owaed by the New Jerser Teondnie Development Authorisy with the noztherly
sidelins ¥ 'Banilton Blvd, as shown oy whe DEfistal Tax Mape uf the Boxough of
Suvch Pldinfieid and running, tneace) *
C(I) ¥ 73% 06'W end aleng the norrherly sideiime ef tamilton

Bivd.; four hundted and po hundredths feet {500,00") to a

poiut on the aestefly line of Lax 4 in Block 476, as showm

on the OfFiciel Tay Maps of the Borough of Seuth Plainfizld,

now or formeriy owted by Lesser Industries. thence;

(3} N U T and aleng the ezsterdy line of Let &, eleven pad
twenty-six hundredths fess (11.28') to & point en the yidened
northerly gidelin: of Hazmilten Bivd. {36' frow eentar Minej),
thence;

(3} 3 73° G4'E =nd along the widened novtheyly sidelive of Hamilton
Biud., four hundred and mo kendredthe Zeer {400.00") 1o a point
on the aforementisned westerly lime of Ter 1,03 ip Block £76,
thence;

(4) S 2° 34'W and slong the westerly dividisg live of Lot 1.03 ia
Block 476, eleven and twenty-six hundredths feek (11.26") to
the peine and place of BEGINWIKG.

The foregoing being = deseriotdon of en eleven foot wide styip of land in Tot 3
Block 476 froncing on Hamilton Blvd., as shown on the 0fficial Tax Maps of the Borough
of Bouth Plaipfield, Middlesex Cownty, New Jersey te be conveyed to the Coenty of
tiddleser Eor rond widening purposes.

The zbove description is in accordsnce with a survey pzeparad by cosmunity
Designs Associates dated Dacémber 11, 1985,

The within conveyance is subject to rastrierions, eassments and covemanuts of reeord
i Avrvey nay discloke.

Prepared byl
TR BAAS 513

gk S5 06mse 581




The Poregoing premises being dadicatad to the County of Midd
lawful public purposes includiug but oot Timttad Eo widenivg o
end instailation and maintsnance of improvemerls.

lesex fov any and all
£ public vight of way




. The Omnwer promises that the Grantor hﬁs‘,dq‘nt_na acl in ercumber the
iise I cafled 8 “covenant bs to graniar's apts” NIS.A. 46:4.6). This promise means that
ot altowed spyone elst to oblain ary legal Yights which affeet The Property (such as by makiag

- lloving 4 jodgment 1o by emered dgingt e Granter ). .

the Grant
& morigey

Signaures.  The Grumtor signs this Desd 23

©Witnessed by

/ i

STATE DF NEW JERSEY, COUNTY OF HIDDLESEX $4a
I CERTIEY that on  ~Jebae. (¢ Jdl
sat, Vi

e
Sy
Cf,z,a/,&_,p pre s "j"“} personally cams befors me
and agknowledged tnder o, 10 my satisfaction, that this pecson (o7 I more then one, éxeh person):

{z} s ntmaed in und personslly signed this Daed:,
(b} signcd, sesled and delivered Fhis Deed as Yiis ¢r her act and dedd: ond
{e) madce this Deed [or S as the fulf and sctend consideration paid or 10 be

pinid Tos the Transfer of title. (Svch consideration is defined ia NJ.S.A.4f(5-5.)
1\/ gg_{ct‘/m_. .50 77 d”
” [Falal Eame and 1tk Belale ~igaaturch

GONMA L, MALLERY
MOTARY PUSLIC OF NEW JERSEY
Kiy Comumlssion Explres Jura 22, 1987

goor 3506mee 583




DEED

JG¥Y J. DOURNEY, JR. and
CHARLES €. DOURREY

e .‘ﬁ_rer_uur.
TG s
COUNTY OF MIDDLESEX, 2 Municipel

Corperacine nf che Srace of
Now Jarsey

Grantes.

Dated: 7,5&/.!/,-6;::;«' ¢ ,188¢

T

Ravord aud retirn 4o;

MBRIE J. MacWILLIAM
'CLERK, SOARD OF CHOSEN FREEHOLDERS
11th FLOOR

H

P BLA DR

AL 5
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Kashl Consulbing Campany, Inc,

St J Kotdawala, Ph,V P E.

54 Ozkland Mils Road, Mendapan, NJ — Q7726, Prone: (8480 20% 7460, Far: (7%2) 797 2740

To:

December 24, 2019

Joanne Broderick

Zoning Board Secretary
Borough of South Plainfield
2480 Plainfield Avenue
South Plainfield, NJ - 07080

Subject:

Revisions to the site plan based on board of adjustment meeting this month for

Bakshi Plaza, a mixed use of retail and warehouse on land parcel Known as Block 390,
Lots 1 and 2 In Borough of South Plainfield, Middlesex County, New Jersey

Dear Ms. Broderick:

Based on discussions and professional testimony about the proposed mixed commercial uses at
the site this office made following changes:

1.

PN

Warehouse building size was reduced from 55,237 sf to 52,276 st and retail center size
was increased by 50 sf to 10,350 sf.

A 30 setback is applied to the northern side of the warehouse.

A fire truck access is provide around the warehouse building

Drive thru window location is provided along with a bypass lane

Entrance to the site from Ryan Road is shifted such that the parking spaces are separated
for the retail and warehouse users.

Enclosed for your review and records are the plans titled as:

1.

2.
3.
4.

Warehouse Plan and Front Elevation, Sheet A-1 prepared by V P Architectural Design
LLC. Last revised on 12-23-2019

Land Use Plan prepared by this office last revised on 12-23-2019

Grading, Utility and Demolition Plan by this office last revised on 12-23-2019
Landscape Plan prepared by this office last revised 12-23-2019

Please advise if you need any additional information in this regards.




Associates

DESIGNED BY SCIENCE « ENGINEERED FOR RESULTS

March 9, 2020

VIA Email and 1* Class Mail

Ms. Joanne Broderick
Building/Planning/Zoning Board Secretary
Borough of South Plainfield

Municipal Building

South Plainfield, NJ 07080

2480 Plainfield Avenue MAR 12 .ZéfﬁZB

Re: Amended Preliminary and Final Site Plan
W/ Use Variance Expanded
All Seasons Sports Academy, LLC
(Formerly DPE 2700 South Plainfield Associates, LLC)
2700 Hamilton Boulevard
Bicck 476, Lot 3, Zone M-3
Borough of South Plainfield,
Middlesex County, NJ
3rd Engineering Review
Application No.: ZBOA#01-18
N.A. Project No.: 7169.M22

Dear Board Members:

As requested, this office has reviewed the Amended Preliminary and Final Site Plan with Use
Variance Expanded and supplemental documentation in support of the above referenced
application.

The applicant has submitted the following supplemental information in support of this application:

Plans entitled “Preliminary/ Final Plan for All Seasons Sports Academy, Block 476, Lot
3, Borough of South Plainfield, Middlesex County, New Jersey”, prepared by Scott H.
Turner, PE, of Menlo Engineering Associates, Inc. dated November 14, 2019, Revised
February 14, 2029 consisting of fifteen (15) sheets.

Borough of South Plainfield - Planning Board and Board of Adjustment Revised Application
Dated July 29, 2019

Borough of South Plainfield - Planning Board and Board of Adjustment Application
Checklist.

Borough of South Plainfield - Planning Board and Board of Adjustment Appendix C
Variance Checklist.

Borough of South Plainfield - Planning Board and Board of Adjustment Appendix B Site
Plan Checklist,

Project Narrative entitled “Proposed Development” consisting of one (1) page.

Disclosure of Stockholders/Partners.

Disclasure of Political Contributions,

Environmental Commission review letter dated 2-21-2018.

One industrial Way West, Eatontown, NI 07724 » 1807 Grand Central Avenue, Lavaliette, NJ 08735
(732) 389-0220 www.ngjarian.com {732} 250-6702



7163.M22-Appl. Ne.: ZBOA #01-18

DPE 2700 South Plainfield Associates, LLC
2700 Hamilton Boulevard, B 476,13

3r¢ Engineering Review

March 9, 2020

Page 2 of 25

e Borough of South Plainfield - Certification of Paid Taxes dated Jan. 9, 2018.
s  W-9 Form.

e FEIS Waiver Form.

e Traffic Waiver Form.

e« Disclosure of Political Contribution:

o DPE 2700 South Plainfield Associates, LLC
o Menlo Engineering Associates, Inc., William Lane, Exec. VP

e Borough of South Plainfield -Building Department Permit Record

e Resolution, Borough of South Plainfield, Zoning Board of Adjustment, Resolution
Application No. ZBOA#23-15, dated January 5, 2016, consisting of seven (7) pages.

¢ Resolution Borough of South Plainfield, Planning Board Application Number: 763/Site;
Applicant: Richards & Robbins, dated December 18, 2005, consisting of two (2) pages.

e Resolution #389V Dourney & Dourney - Hamilton Boulevard, Resolution, Borough of South
Plainfield, dated December 19, 1985, consisting of two (2) pages.

¢ FEasement Deed Book 05426 Page 0019, dated December 16, 2004, consisting of four (4)
pages.

e CME Associates Legal Description Schedule A 'Temporary Easement', prepared by Michael J.
McGurl, PLS, dated March 12, 2003, consisting of three (3) pages.

o Deed between John J. Dourney, Jr and Charles W. Dourney and County of Middlesex, Book

3506 Page 581, dated January 6, 1986, consisting of six (6) pages.

Storm water Management Report Dated Nov 14, 2019.

Parking Variance Summary.

Environmental Commission Letter dated 9-09-2019.

Environmental Commission Letter dated 2-21-2018.

Traffic Safety Officer Review letter dated 12-11-2019.

Traffic Safety Officer Review Letter dated 9-26-2019.

Traffic Safety Officer Review Letter dated 2-01-2018.

Traffic Safety Officer Review Letter dated 2-06-2017.

Middlesex County office of Public Safety and Health review Letter dated 12-03-2019.

Middlesex County office Division of Planning and Development letter dated 2-15-2018.

Frechold Soil Conservation district Certification Latter dated 8-24-2018.

A. Project Description

The property is located in the M-3 Industrial zone on Block 476, Lot 3, 2700 Hamilton Boulevard
and is approximately 270,819 sf (6.217 acres).

The Tenant currently occupies a 36,000 sf one-story metal frame structure as a multi-purpose
indoor recreation center/Sports Academy called “All Seasons Sports Academy”. indoor activities
include basketball courts, batting cages, golf simulation area, volleyball courts, soccer field
overlays, locker room, party rooms and offices geared toward youth activity.

The existing property consists of the building, parking arcas, access aisles, handicapped parking
stalls, concrete walkway, lighting and landscaping with access from Hamilton Avenue. The rear
of the property is partially wooded with a majority of open space, apparent freshwater wetlands,
surrounding fence, gravel drives and gravel areas. The on-site underground storm sewer piping
system collects the runoff from the upland developed area to two existing Flared End Sections
with rip rap, which discharges into the rear yard area.




7163.M22-App!. No.: ZBOA #01-18

DPE 2700 South Plainfield Associates, LLC
2700 Hamilton Boulevard, B 476, L 3

3rd Engineering Review

March 9, 2020

Page 3 0f25

The applicant proposed to construct a 1.69 ac. +/- multiple recreation fields with an adjacent 15
foot recovery zone, at the rear of the property. The fields will be utilized for Baseball, Soccer,
Lacrosse, and conditioning, practice and scrimmages and other light recreational activities on the
fields. No lighting is proposed for the recreational field. Also proposed is the construction of 33
paved banked parking spaces, Previously Approved adjacent to Hamilton Boulevard. A 15 foot
wide gravel emergency access drive is proposed at the rear of the existing building.

The board previously granted a use variance and variance for required number of parking stalls
pursuant to Resolution Application ZBOA#23-15 for All Seasons Sports Academy, LLC, and
dated 12/18/2015 to convert an existing warchouse to a recreation facility and sports academy.

B. Completeness Review

The application as submitted is considered COMPLETE from an engineering standpeint in
our letter dated August 23, 2019,

C. Variance / Design Waivers

Our review of the information submitted has identified the following variance/design waivers
are or may be required:

Variances
1. This project will require a Variance for the expansion of an existing nonconforming use.

2. A variance for the number of proposed parking spaces. 302 spaces are required and 155
spaces are proposed.

Waivers

1. Application Checklist Item #5- Traffic Report - A waiver is requested from providing a
Traffic Impact Statement for this project. The applicant has indicated “there will be no
increase in traffic coming to the site as a result of the construction of the proposed
recreation field, because the total number of participants will not be increased. It is
simply that the participants will have access to both interior recreation facilities as well as
the proposed outdoor facilities™,

Based on our review and the nature of this application, and the concerns detailed
in the Boroughs Traffic Safety Officer’s review, we do not recommend that the
Board grant this waiver.

2. Application Checklist Item #6 — Environmental Impact Statement - A waiver is
requested from providing an environmental impact statement for the project. The
applicant has indicated “an Environmental Impact Statement waiver was granted in the
prior application involving All Seasons Sports Academy, LLC”,

Based on our review and the nature of this application, we do not recommend that
the Board grant this waiver. On the Original Exiting Conditions Plan dated
December 13, 2017 in the area of the proposed recreation field, there was an
isolated freshwater wetlands area which was subsequently filled under a NJDEP
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‘General Permit #6. During a site visit on August 22, 2019 Najarian observed a
new potential wetland area behind the building in the center of the proposed fields
that needs to be further investigated. A potential freshwater wetland was also
observed just downstream of an existing drainage pipe near the north western
corner of the existing building.

3. Application Checklist Item # 14 - Storm Water Management Plan/Drainage
Calculations - The applicant has indicated that a Storm Water Management
Plan/Drainage.

A Stormwater Management Report has been for review therefore this waiver is o
longer required.

4. We defer to the Planning report for a full evaluation of the bulk requirements, waivers
and/or variances, for the proposed site.

D. Off-site and Off-Tract Improvements

1. The applicant is not proposing any off-site improvements.

E. ENGINEERING REVIEW

The original comments are in standard text and the applicant’s response is in italics and
our response is in Bold Italics fext,

1. General Comments

a. In areas behind the building there appears to areas that have standing water and
may be wetlands. The previous obtained LOI and GP #6 have expired and
therefore a new LOI and GP #6 will be required if Freshwater Wetlands are

present.

The area in question was previously reviewed by the NJDEP as part of the original LOL
A letter from the owner's environmental consultant regarding the history of the site is
attached for your records.

PARTIALLY ADDRESSED - The LOI expired in 2014, but extended to 2017
under the permit extension act and the GP#6 expired on November 18, 2019
and is no longer in effect. Since there appears to be standing water and dense
vegetation in an area in the central eastern portion of the proposed athletic
fields which may be wetlands, we are requesting that the applicant obtain an
Absence/Presence LOI from NJDEP to assure that wetlands have not regrown
in the area that was previously determined to be Freshwater wetlands by
NJDEP and/or that the fill was completed and no wetlands remain.

The applicant has provided a letter from a consultant stating on wetlands are
present and speculating on why wetland or facultative vegetation may be
present but did not appear to conduct testing to discount the presence of
wetland soils and hydrology. A new LOI would confirm no wetlands are
present,
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b.

It appears that the wetlands that were previously filled under the GP #6.
Confirmed: A GP #6 permit for fill of wetlands was previously obtained and

executed for the site.

NOT ADDRESSED - The GP#6 has expired and is no longer in effect.
Therefor if Wetlands have regrown in this area an additional GP#6 will be
required to fill them. Further, if the wetland fill was not completed, a new
GP#6 would be required.

There is no emergency access to the rear of the building or the proposed fields.
Emergency access is provided to the proposed fields at two points as shown on
the site plan documents. The field turf can accommodate emergency vehicles.

PARTIALLY ADDRESSED— The applicant shall provide testimony on the
ability of the turf field to facilitate emergency vehicles. The applicant shall also
provide testimony on to need for fire trucks to access the rear of the building.

1. Cover Sheet {Sheet 1 of 15)

a.

The owners Certification shall have the owners name spelled out and signed by
the Property Owner.

The Cover Sheet has been revised as requested now showing the owners name
with signature block.

ADDRESSED

2. Existing Conditions Plan (Sheet 2 of 15)

a.

The current Existing Conditions Plan dated November 24, 2019 shows very little
vegetation behind the existing building. However, the previous Existing
Conditions Plan dated December 15, 2017 shows a considerable amount of
vegetation in the rear of the existing building. Please provide documentation
permitting the removal of the vegetation.

Tree replacement plan and landscape plan have been revised for the accurate
number of existing trees.

ADDRESSED

The current Existing Conditions Plan also shows 12 trees in the rear of the
property. However, the previous Existing Conditions Plan dated December 15,
2017 shows 44 existing trees in the rear of the property. Please provide
documentation permitting the removal the trees.

Tree replacement plan and landscape plan have been revised for the accurate
number of existing trees.

ADDRESSED
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¢. The current existing conditions plan shows no Freshwater Wetlands in the rear of
the property. However during our site visit there appears that new wetlands may
have developed since 2017, The Applicant shall provide a new LOI from NJDEP.
The wetland area has been filled under a GPH6 from the DEP and has been

removed from the plans.

NOT ADDRESSED - The previously issued LOI and GP#6 have expired. It
appears that new wetlands may have developed in the same areq that was
previously wetlands since 2017, Therefor the applicant shall apply for a new
Absence/Presence LOI is required.

d. A site inspection was conducted by Najarian Associates on August 22, 2019
during which the following was observed;

i, There are a number of down spouts on the existing building that are not
shown on the plan. These generally go underground however some of
them discharge on the surface. The location of all the surface and
underground discharge down spouts shall be shown on the plan.

The locations of downspouts at the building have been shown on the
revised Site Plan.

ADDRESSED

ii.  The area behind the existing building appears to have been previously
filled with construction debris such as broken brick, broken concrete,
broken concrete block, and black perforated PVC pipe.

Statement of Fact

NOT ADDRESSED - This material is typically identified as Solid
Waste by NJDEP and does not provide an appropriate base for a sports
field and shall be removed prior to the construction of the new Sfields.
This material shall be tested for contaminates prior to its removal and
if found to be contaminated shall be disposed in accordance with all
current Local, County, State, and federal Laws.

iii. At the northeast inside corner of the site there is an existing Flared End
Section (FES) and standing water.
Statement of Fact

NOT ADDRESSED - This may alse qualify as Freshwater Wetlands
and shall be included in the issuance of the Absence/Presence LOL.

tv. It was noted that muliiple above grade PVC pipes and caps were located
to the North side of the existing structure. The applicant shall provide the
locations of all above grade PVC pipes and caps and there use on the
Existing Conditions Plan, Sheet No. 2 of 15.
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PVC pipes laid on grade were used to direct stormwater runoff away
from the building. Their use has been discontinued.

NOT ADDRESSED — These pipes shall be removed prior to the
construction of the new fields.

v. It was noted that the banked parking area is currently covered in mulch,
The applicant shall label this area as mulch on the Existing Conditions
Plan, Sheet No. 2 of 15.

The Existing Conditions Plan has been revised to show the mulch area.

ADDRESSED

3. Overall Plan (Sheet 3 of 15)

a.

The existing and proposed building height shall be provided in the Zoning Table.
The Zoning Table has been revised to show existing building height as requested.

ADDRESSED

Do the Maximum Impervious Coverage areas in the Zoning Table include the
existing and proposed stone areas?
Impervious calculation does not include stone areas.

ADDRESSED

The Open Space calculation in the Zoning table shall not include the playing
fields in the calculations. Please revise calculations.
The zoning table on the Overall Plan has been revised to exclude the sports fields

in the open space calculations.
ADDRESSED

The applicant shall include the concurrent use of the sports fields and the indoor
facility in the Zoning Table parking requirements,
Traffic Testimony shall be provided at the public hearing to address parking

demands related to the site uses.

NOT ADDRESSED — The applicant shall be vequired to provide a Traffic
Impact Report which will include a parking analysis. This analysis shall
include additional parking spaces for the people using the fields and the
associated spectators.

The applicant shall provide seating benches for participants and observers of the
sports fields.
The applicant seeks relief from providing spectator-benches. Chairs are

generally brought with the spectator.
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PARTIALLY ADDRESSED- The seating arears shall be designated on the
plans,

The proposed sign height and area in the Zoning Table shall be specified.
The site plan proposes relocation of the existing sign. Dimensions of the sign are

shown on the Zoning Table as requested.
ADDRESSED

The types of fields shall be listed on the plan.
The Overall Plan includes the sports fields intended use.

ADDRESSED

The applicant shall provide testimony regarding future placement of permanent
structures such as sheds, equipment storage areas, seating such as benched or
bleachers ete.

The applicant will provide the requested testimony.

CONTINUING COMMENT - All permanent structures such as sheds,
equipment storage areas, seating such as benched or bleachers as testified fo
shall be shown on the final plans.

There is a proposed driveway on the north end of the eastern existing parking
area. Is it the Applicants intension to continue this drive onto the field? If so it
shall be shown on the plan.

Emergency vehicle access to the sports fields is provided at the north end of the

easterly parking area.
ADDRESSED

An emergency access shall be provided in the rear of the building and designed
for the anticipated loading of emergency vehicles, such as an ambulance, and fire
truck, to allow emergency access to the proposed fields.

Testimony will be provided to the Board addressing emergency vehicle access to
the sports fields.

CONTINUING COMMENT

Testimony shall be provided regarding if a Knox Box exists or is proposed at one
or both of the gates. The Knox Box location shall be shown on the plans.
Existing Knox box has been shown on the revised site plan at the building
entrance. Emergency services will be supplied with keys for the gates at the
sports field access poinlts.

CONTINUING COMMENT
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Testimony shall be provided regarding the need for slats to be installed within the
proposed chain link fence.

Testimony will be provided to the Board addressing slats not being necessary Jor
the proposed chain link fence

CONTINUING COMMENT

4. Geometry Plan (Sheet 4 of 15)

a.

We have no comments on this sheet at this time.

5. Grading and Utility Plan {Sheet 5 of 15)

Leader lines shall be provided to identify the locations of Al, A2, and A-2.1.
Leader (label) lines to storm structures have been added to the Site Plan as
requested.

ADDRESSED

The grading in the existing parking areas shall be provided on the plan. This is
needed due to the fact that the runoff from the proposed parking lot flows into the
existing parking areas. In order to determine the potential impacts to the existing
parking lots this information is required.

Spot elevations within the existing parking areas collected at the time of field
survey have been added to the plan.

ADDRESSED

The field underdrains shall be labeled with size and type.
The field underdrains have been labeled with pipe size and material as requested.

ADDRESSED

The applicant shall provide a note indicating how the field under drains will be
cleaned. Clean outs shall be provided.

The plan has been revised to include note #19 on the Grading & Ulility Plan
regarding cleaning of the underdrains. Additionally, cleanouts have been
provided at the field underdrain conveyance and discharge pipes

ADDRESSED

There are existing down spots and leaders along the rear of the existing building.
These leaders will drain directly on to the proposed fields. These shall be
connected to the proposed drainage system to the southwest of the existing
building and shown on the plans.

The Site Plan has been revised to include collection of stormwater discharge
from the existing roof downspouts and "direct that runoff to the proposed
stormwater collection system.

ADDRESSED
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There are existing down spouts and leaders along the front of the existing
building that shall be connected to the drainage system and shown on the plans.
Roof downspouts at the front of the building are currently connected via
underground piping to the existing _site storm system. Note. #20 has been added
to the Grading & Utility Plan to address this condition.

ADDRESSED

The water from the western end of the proposed parking lot has to flow
approximately 220 feet down the center of the driveway before it is collected by
the inlet in the north end of the existing parking lot. This may result in water
freezing during winter months creating unsafe conditions for vehicles and
pedestrians. The applicant shall provide testimony addressing this condition.

This is an existing condition. Testimony regarding stormwater flow in the
parking areas will be provided to the Board.

CONTINUING COMMENT

The north side of the eastern end of the proposed front parking lot has a 0.7%
longitudinal slope along the curb. This should be increased to 1.0% to assure that
the water won’t pond along the curb.

The parking lot curb grade has been revised to be 1.0% minimum.

ADDRESSED

There is a proposed wall surrounding the sports fields. This wall ranges from 1
foot to 10.5 feet high. The type of wall shall be called out on the plans. There 1s
also a fence is proposed along the outside of proposed fields. This fence shall be
labeled on the plan with type and height.

The Site Plan has been revised to include top and grade elevations of the
retaining wall as requested. Additionally, the plan has been revised to identify
the fencing type and height

ADDRESSED

The applicant shall provide testimony discussing how the wall will be accessed
for maintenance and why they have not proposed a safety fence on the top of the
wall.

Testimony regarding access to the wall will be provided to the Board.

CONTINUING COMMENT

A detail of the wall shall be provided including structural calculations performed
Signed and Sealed by a New Jersey Licensed Professional Engineer.

A retaining wall detail has been added to the plan detail sheets. Note# 21 has
been added to the Grading and Utility Plan to identify submission of retaining
wall construction details for review and approval by the Borough Engineer priov
to construction.

ADDRESSED
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Has the applicant performed any subsurface investigation? If so, the borings and
associated data collected shall be submitted to the Board Engineer for review. It
appears that there was a quarter acre of Freshwater Wetlands in the center of area
of the proposed fields. This may be an indicator of high ground water which may
affect the stability during and after construction. The applicant shall provide
testimony on this issue.

Testimony will be provided to the Board regarding on-site soils, soils testing and
related subsurface conditions.

CONTINUING COMMENT

The existing grading south of the rear property line shows an existing berm., The
construction of the Wall will create a swale along the rear property line.
Testimony will be provided regarding stability of the swale along the rear
property line.

CONTINUING COMMENT

The applicant shall label the existing gravel that is to be removed, within the
recreational field.

Areas of existing gravel to be removed are shown and labeled on the existing
conditions plan.

ADDRESSED

6. Lighting Plan (Sheet 6 of 15}

a.

Considering the fact that the facility will be used during evening hours and the
likelihood that many, if not most, patrons are children and teens, site lighting isa
significant safety concern. It is recommended that the Applicant adhere to the
Illuminating Engineering Society of North America (IESNA) standards for this
use to provide a lighting plan that is considered “adequate” per Chapter 540,
Article VI, Section 540-29 (K.) of the Borough Code. Applicant should be
prepared to provide testimony that the proposed lighting meets these standards
and allows for safe vehicular and pedestrian circulation throughout the site.
Testimony regarding site lighting adequacy will be provided to the Board.

NOT ADDRESSED — The applicant will be required to show the lighting for
the entire site, including the existing parking areas and the new fields on the
lighting plan.

The Applicant should use a light meter and/or other acceptable means to
determine existing light levels on the site.

A light meter reading will be performed to determine the adequacy of the existing
site lighting. Any areas of deficient lighting shall be supplemented as required

NOT ADDRESSED — The applicant will be required to show the lighting for
the entire site, including the existing parking areas and the new fields on the
lighting plan. All existing lights shall be clearly shown on the plans.
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Applicant should provide Proposed Lighting Information, including, but not
limited to maximum, minimum and average foot candle levels as well as
uniformity ratios achieved throughout the site.

The proposed lighting information has been provided in note# 2 of the lighting
notes.

ADDRESSED

The Lighting Plan includes a note indicating that there will be outdoor sport court
lighting designed by others. The plans should include the design of this lighting
if proposed and all pertinent information, details, etc.

The sports field lighting will be provided under separate cover.

NOT ADDRESSED — The applicant will be required to show the lighting for
the new fields on the plans.

The proposed lighting details on sheet 15 seem to be catalog cuts of the proposed
fixtures and pole. The applicant should provide specific model numbers/ordering
information for the fixtures and pole proposed. In addition, they should provide
the Isolux pattern(s), distribution type(s) and mounting configuration(s) proposed
on the plans rather than general product information.
The specific lighting information has been provided.

ADDRESSED

The lighting Plan only shows the proposed lighting on the new parking areas.
The lighting intensities shall be shown for the entire project (existing and
proposed),

We have not modeled the existing site lighting intensities because we were unable
to obtain the exact existing site lighting information. Therefore, a light meter
reading will be performed to determine the adequacy: of the existing- site lighting
and submitted to the board professionals.

NOT ADDRESSED — The applicant will be required to show the existing
lighting intensities on the plans.

In accordance with Ordinance Section 515-67C(6) a parking area shall be
illuminated if used after sunset, and such illumination shall provide a minimum
of 0.5 Lumens per square foot throughout the arca and be shielded from
adjoining streets or properties.

The proposed parking areas meet this requirement.

ADDRESSED

A site inspection was conducted by Najarian Associates on August 22, 2019. 1t
was noted that the light pole locations in the field are not consistent with the light
poles on the plans. The applicant shall revise the Existing Conditions Plan, Sheet
2 of 15, to provide the actual location of the existing lights.

The existing light pole locations were obtained from the plan entitled "Boundary
& Topographic Survey for 2700 Hamilton Boulevard, Block 476, Lot 3" prepared
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by Control Layouts, INC.; Job# 420-19; dated May 13, 2 019. A site visit was
conducted to verify these locations also.

PARTIALLY ADDRESSED — The existing light locations however are difficult
to find on the lighting plan. Please revise the plan to clearly show the existing
lights.

All existing and proposed building mounted lights shall be shown and included in
the intensities on the plan.

The existing building mounted lights have been shown on the plan. There no
additional building mounted lights being proposed. A light meter reading will be
performed to determine the adequacy of the existing site lighting which will
include the light intensities being produced by the existing building mounted
lights.

NOT ADDRESSED — There appear to be two (2) building mounted lights at
the main entrance that are not shown on the plans. Please add them to the
plans.

All existing street lighting shall also be included in the intensities on the plan.
Existing street light locations have been provided. 4 light meter reading will be
performed to determine the adequacy of the existing site lighting which will
include the light intensities being produced by the existing street lights.

PARTIALLY ADDRESSED — The existing light locations however are difficult
to find on the lighting plan. Please revise the plan to clearly show the existing
lights.

The applicant shall also provide a lighting plan for the field area. Please provide
reference to the lighting standard utilized for the field area.
The sports field lighting will be provided.

NOT ADDRESSED - The applicant will be required to show the proposed field
lighting intensities on the plans.

The Lighting Plan, Sheet No. 6 of 15, shows three (4) existing light poles, with a
single lamp, with directions of illumination toward the existing building and
existing southerly side of the paved parking area. The applicant proposed lighting
now shows these poles facing the Hamilton Boulevard. This will climinate the
lighting on the existing parking lot in front the existing building. The plan shall
be revised to provide lighting for both parking areas.

The proposed lighting plan notes all existing lights to remain in their current
locations and orientations. Additional light fixtures mounted to existing light
poles, creating a twin light fixture are being proposed.

ADDRESSED
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m,

The applicant shall provide a lighting plan to include the additional utility pole
lamp locations, the existing single box light poles, and the relocated existing light
pole to determine if the existing lighting is adequate. If not, the addition of
double lamps or new light poles shall be added for the proposed parking area.

All existing light locations have been provided. A4 light meter reading will be
performed to determine the adequacy of all the existing site lighting.

NOT ADDRESSED — The applicant however will be required to show the
existing lighting intensities on the plans.

Note #7 shall indicate that shop drawings shall be issued to the Borough
Engineer and/or his representative for review and approval.
A note has been added.

ADDRESSED

A note shail be added to the plan indicating that all lights in close proximity to
the property lines shall have cutoffs to prevent light from spilling on to the
adjacent properties.

A note has been added.

ADDRESSED

7. Landscape Plan (Sheet 7 of 15)

a.

The Landscape Plan only shows the existing trees present as of November 14,
2019, however the initial submission Existing Conditions Plan dated December
15, 2017 showed significantly more existing vegetation and 9 existing trees
present behind the building. The tree replacement notes must be updated to show
the number of existing trees being removed behind the building based on the
original [xisting Conditions plan dated December 15, 2017. The required
number of trees to be replaced shall be based on the 44 existing trees in the rear
of the building to be removed.

The plans have been revised to show the vegetation provided on the Existing
Conditions Plan, dated December 15, 2017. The tree replacement calculations
have been updated to provide the total required tree replacement quantity.

ADDRESSED

The Applicant shall confirm the planting rates for Athletic Fields; Cultivar mix of
Kentucky bluegrass is consistent with the “The Standards for Soil Erosion and
Sediment Control in New Jersey”, revised July 2017.

The athletic fields shall be artificial turf. Refer to athletic field details and
specifications.

ADDRESSED
In accordance with section 513-49I(b)5 a Tree Removal Plan appears to be

required. The ordinance indicates that if the area to be cleared exceeds the
allowable percent lot coverage plus 10 percent. The applicant shall provide a note
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on the plans indicating the actual arca of clearing and if a tree removal permit is
required.
A note and Tree Removal Plan have been provided.

ADDRESSED

The applicant shall consider proposing a lawn area to replace the mulch adjacent
to the proposed parking area.
The area adjacent fo the proposed parking area is noted as turf.

ADDRESSED

The Existing tree inventory does not include 35 of the existing trecs that were
shown on the December 15, 2017 Existing Condition Plan, behind the building.
This plan shows 44 existing trees behind the building. It appears that 35 trees
were removed in the rear of the property since 2017 that without a permit. Please
provide documentation indicating that the removals of these trees were permitted.
Tree replacement plan and landscape plan have been revised for the accurate
number of trees.

ADDRESSED

The Tree Replacement Requirements and Existing Tree Inventory found on sheet
7 should be revised based on the December 15, 2017 Existing Conditions Plan.
The Tree Replacement Requirements and Existing Tree Inventory have been
updated as required.

ADDRESSED

The Landscape Plan indicates in the Tree Planting Requirements that ten (10)
street trees are required, but only seven (7) are provided along Hamilton
Boulevard frontage.

Ten street trees have been provided on the revised plans.

ADDRESSED

The Landscape Plan seems to indicate an access route from the existing parking
area to the proposed sports fields to the north of the facility. Is this access able to
accommodate emergency vehicles, such as an ambulance, if needed?

It is intended for emergency vehicles only. Testimony will be provided to the
Board.

ADDRESSED
We defer to the Borough Environmental Commission for additional landscaping
and lighting review.

No response requiired.

CONTINUING COMMENT
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8. Soil Erosion & Sediment Control Plan (Sheet 8 of 15)

a.

The Plans calls out a Paved Construction Entrance. It should be labeled as
Stabilized Construction Entrance.

The Site Plan has been revised to label the existing driveway as the stabilized
construction entrance.

ADDRESSED

The total area of disturbance shall be called out in Square Feet.
The plan has been revised to include the square footage of disturbance.

ADDRESSED

The Stabilized Construction Entrance is an area that will be disturbed and
therefore shall be bordered by silt fence.

The plan has been revised to include silt fence along the stabilized construction
entrance.

ADDRESSED

9. Soil Erosicn & Sediment Control Details (1) (Sheet 9 of 15)

a.

The Applicant shall confirm the planting rates for Athletic Fields; Cultivar mix of
Kentucky bluegrass is consistent with the “The Standards for Soil Erosion and
Sediment Control in New Jersey”, revised July 2017.

A portion of Table 4-2 from "The Standards for Soil Erosion and Sediment
Control in New Jersey" identifying a suitable athietic field seed mix has been
added to Sheet 10.

ADDRESSED

Seeding note 3 in the Standard for Permanent Vegetative Cover references Table
4-2 for grass seed mixtures, however, no such table is provided. The Applicant
should provide grass seed mixtures suitable for the use (sports fields) and site/soil
conditions. Seed mixes for permanent cover on other areas of the site should also
be included.

Per item a. above, Sheet 9 has been revised to include a note referencing Sheet
10 for a portion of Table 4-2. :

ADDRESSED

10. Soil Erosion & Sediment Control Details (2) ( Sheet 10 of 15)

a.

The Tree Protection detail on sheet 10 should be revised to stipulate that when
installing tree protection fencing, contractor shall use the calculated PRZ
diameter or the dripline of the canopy, whichever is greater. Also, the Applicant
should clarify that the tree protection fencing shall not be placed within the PRZ.
The tree protection detail has been revised as requested
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ADDRESSED

11. Construction Details (1) (Sheet 11 of 15)

a.

A Grass Paver Detail is provided however it does not appear to be called out on
any of the plans. If Grass Pavers are not proposed, this detail shall be removed.
The grass paver detail has been removed from the plan as no grass pavers are
proposed.

ADDRESSED

Details for proposed handicap (HC) type ramps shall be provided in accordance
with current NJDOT details.
Details for proposed ADA accessible ramps are shown on Sheet 16.

ADDRESSED - Please be advised that there is no sheet 16. The detail appears
to be on sheet 11.

12. Construction Details (2) (Sheet 12 of 15)

a.

The applicant shall consider add a drop manhole detail due to the depth of storm
manhole A2. The proposed average depth of rim to invert is eleven (11) feet deep.
The storm drainage collection and conveyance system has been revised to
eliminate the need for a drop storm manhole detail.

ADDRESSED

On the Construction Details, Sheet No. 12 of 15, the applicant shall consider an
alternate storm sewer manhole detail. The proposed average depth of rim to
invett is three (3) feet. The detail depicts a typical three (3) foot precast concrete
cone section, which appears not to be required in this application.

A shallow manhole detail has been added to Sheet 11.

ADDRESSED

13. Construction Details (3) (Sheet 13 of 15)

a.

If Flared End Sections are to be used any location a detail shall be provided.
No flared end pipe sections are proposed with this plan

ADDRESSED

14. Construction Details (4) (Sheet 14 of 15)

a.

The Construction Details (4) sheet includes an evergreen tree planting detail but
there are no evergreen trees proposed on the plan. This detail should be removed.
The evergreen iree planting detail has been removed from the plan

ADDRESSED
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15. Construction Details (5} (Sheet 15 of 15)

a. The Raised Site Light Pole Foundation Detail shell shows the depth of the
foundation.
Depth of lighting foundation is shown on the detail.

ADDRESSED

b. The proposed lighting details on this sheet seem to be catalog cuts of the
proposed fixtures and pole. The applicant should provide specific model
numbers/ordering information for the fixtures and pole proposed. In addition,
they should provide the Isolux pattern(s), distribution type(s) and mounting
configuration(s) proposed on the plans rather than general product information.
The specific lighting information has been provided

ADDRESSED

F. Stormwater Management

1.

The applicant has provided a Stormwater Management Report that appears to meet or
surpass the requirements for a major project required by NJDEP.
No response required

ADDRESSED

The applicant shall provide testimony on how structures A-1, A-2, and A-2.1 will be
maintained.

Testimony will be provided to the board in connection with maintenance of structures A-1,
A-2 and

A-2.1

CONTINUING COMMENT

The Applicant shall provide an Operation and Maintenance Manual for the drainage
system including the underground ficld drainage.

An Operations and Maintenance Manual for the stormwater management structures is
included with this submission.

ADDRESSED

The applicant shall label the location and elevation of the high points within the parking
area.

Existing spot grades within the parking area collected with the topographic survey are
shown on the Grading & Utility Plan with a "HP" (high point), label.

ADDRESSED

An emergency access shall be provided in the rear of the building and designed for the

anticipated loading of emergency vehicles, such as an ambulance, and fire truck, to allow
emergency access to the proposed fields.
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Emergency access fo the sports fields is shown on the Site Plan. The construction detail
for the proposed sports fields is designed in anticipation of emergency access vehicle
loading.

ADDRESSED

6. The applicant shall reevaluate the HDPE minimum allowable pipe cover. The applicant
shall provide testimony regarding the pipe manufactures minimum cover for the 15 in.
and 24 in. size pipe, with or without loading,

Grading at the sports fields and a revision 1o the elevations of the stormwater conveyance
system will address pipe cover over the HOPE storm piping.

ADDRESSED

7. Testimony shall be provided regarding the need for a proposed Flared End Section or
Headwall, at the discharge point at the beginning of the rip rap apron, to achieve required
pipe cover. The plans shall be revised to reflect the proper label.

A detail has been added to Sheet 11 that clarifies the pipe end at the discharge point at
the rip rap apron. No flared end section is proposed.

ADDRESSED

8. There are currently two (2) existing drainage discharges with Rip-Rap in the middle of

the area of the proposed fields. The applicant shall show these on the plans and show on
the plans how they will be handled under the proposed conditions.
The two existing discharge pipes with rip rap will be removed as part of the site plan
improvements. The rip rap will be removed and the piping reconfigured as part of the
proposed storm sewer system and will be redirected to the stable outlet at the west side of
the site.

ADDRESSED
Storm Water Management Report

7. The applicant shall provide back-up calculations to show that the 50% TSS
removal meets the 80% TSS removal required for the new parking lot.

8. The applicant shall include in the stormwater report a description of the
underground system and how it functions.

9. The Applicant shall provide information on the proposed detention basins such as
how storage volumes were calculated, how flows get into the system, where the 33%
void ratio comes from, efc.

10. Although an 0&M manual has been provided, a review will not be performed until
after the Storm Water Report has been finalized
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G. TRAFFIC

Traffic Analysis Comments

1.

The Applicant did not provide a traffic impact study with their application at the time of
this review. We ask that a full Traffic Impact Study be performed per the guidelines set
forth by the Institute of Transportation Engineers (ITE), This study should include, but is
not limited to, traffic volume data collection at key intersections and access points
adjacent to the proposed site, trip generation figures for the proposed conditions, parking
generation figures for the proposed conditions, capacity analysis for the Existing, No-
Build, and Full- Build Conditions, traffic volume diagrams, traffic generated by any
proposed developments near the site, and a summary of the traffic impacts from the
proposed development and the accompanying mitigation action proposed by the
Applicant.

A wraffic consultant will address all traffic items though testimony.

NOT ADDRESSED — The Applicant shall prepare a full traffic report for this project.

We ask that the Applicant be cognizant of pedestrian safety and existing parking
concerns. In the existing conditions we have observed that traffic overflows whenever
there is a weekend or peak period event, and that vehicles overflow onto adjacent side
streets such as West End Ave. This leads to concerns with pedestrians crossing four (4)
lanes of high speed traffic in order to get to and from the facility.
A traffic consultant will address all traffic items though testimony

NOT ADDRESSED — The Applicant shall prepare a full traffic report for this project.

Site Plan & Circulation Comments

1.

Based upon the provided Site Plans, we observe that two existing driveway openings
along Hamilton Blvd will be maintained. These driveways are located along the east and
west property lines of the site. The easterly driveway provides for ingress to the site,
while the westerly driveway provides for egress from the site. An approximately 30’
drive aisle is provided throughout the site and permits for bi-directional circulation.
Parking is present along the east, south and west sides of the property. Parking is
provided 90-degree parking stalls. We note that the Applicant is proposing to install an
additional parking aisle along the site frontage on their property.

No comment required

CONTINUING COMMENT

We ask that the Applicant provide pedestrian/ADA accessible sidewalks throughout the
site and adjoining public sidewalk. This will provide access for both pedestrian pass-by
trips along the front of the building, Please provide information to ensure the site is
conducive to safe and efficient pedestrian circulation.

The applicant seeks relief from refitting the site with sidewalks in areas that are not a
part of the proposed improvements. Testimony can be provided to the Board to address
this comment.

CONTINUING COMMENT
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3. We kindly request that the Engineer provide a parking schedule on their site plans with
reference to the appropriate section of the Borough Code and its requirements. Please
provide the requisite amount of accessible spaces per the current ADA guidelines.
Parking data is provided in the zoning table.

NOT ADDRESSED — It our understanding that there is currently issues with vehicles
parking across the street which would indicate that there is currently insufficient
parking provided. The applicant has not included any parking for the new sports Sfields.
The addition of the new sports fields would only exacerbate and existing condition.

4. We recommend that the Applicant’s Engineer consider implementing new signage and
striping to ensure proper internal and external circulation of traffic. Please ensure that the
appropriate signs and pavement markings are in place in order to minimize any conflicts
from the drive aisles, adjacent loading areas, and parking aisles, All traffic conirols
should adhere to the guidelines presented within the latest edition of the MUTCD. Please
provide a separate signing and striping plan sheet for the Board Engineer’s review.

A Signage and Striping plan has been provided with this submission.

ADDRESSED

5. Please ensure that the AutoTURN templates utilized are for vehicles anticipated to be
onsite, which may include:

a. WB-50 or largest wheelbase vehicle expected;
b. Ambulance;

c. Refuse Truck; and

d. Fire Truck

Plans showing turning templates through the site accompany this submission. Testimony
can be provided to the board in support of the vehicle circulation.

PARTIALLY ADDRESSED— Truck Movement Plans have been provided however they
do not show Access to the sides of the building for Fire Trucks, Also the project will
need a review of the project by the fire marshal.

Please provide truck turning plans for review. Please provide some information regarding
the operation of traffic along the rear of the site, if any is proposed. Please provide
testimony regarding the refuse pickup, emergency vehicle access, loading zones, parking
stalls, and drive aisles and revise plans to reflect testimony.

6. The appropriate design standards and permitting should be met for any roadway
construction along adjacent to the site, which may include but isn’t limited to:

a. County/Municipal Design Standards,

b. MUTCD Standards;

¢. American Association of State Highway and Transportation Officials (AASHTO)
A Policy on Geometric Design of Highways and Streets;

d. ADA and/or Proposed Accessibility Guidelines for Pedestrian Facilities in the
Public Right-of-Way (PROWAG); and

e. Motor Vehicle and Traffic Laws — Title 39.
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Review agencies with jurisdiction over design elements of the plan are a part of the
submitted plan.

CONTINUING COMMENT

7. The Site Plan does not indicate sight distance or exhibit sight lines in either direction
from the access driveways. Please provide information to ensure that the unsignalized
access points meet AASHTO’s A Policy on Geometric Design of Highways and Streets
Sight Distance Requirements since this is not specified on the plans.

The included Signage and Striping Plan includes the relevant design elements to indicate
sight distance al the exit driveway.

ADDRESSED — A sight distance plan has been provided

8. We request that the Applicant provide a lighting plan sheet with the following details for
the Board Engineer’s review:

A schedule of proposed luminaires which indicates the light loss factor utilized;
Separate calculation areas for pedestrian walkways and access points, drive
aisles/intersections, and parking areas;

Statistics table(s); and

. A luminaire location table.

A lighting Plan is included in the plan set

pe oo

ADDRESSED

9. Testimony shall be provided regarding the type of vehicles that will be entering the rear
of the property, beyond the chain link fence gates, as well as their final destination. Such
as vehicles driving onto the recreation field. The plans shall be revised to reflect
testimony.

Testimony will be provided to the board with regard to emergency vehicles entering the
sports flelds at the rear of the property.

CONTINUING COMMENT

H. Sanitary Sewer/Water Utility

1. The applicant is not proposing any sanitary sewer or water improvements on the site.
No comment reguired

CONTINUING COMMENT
I. Environmental Commission
February 21, 2018 letter
1. The applicant proposes to remove all trees except those on the east property line. A Tree
Removal/ Replacement Plan should be provided. At a recent site visit, it was noted that

the 34 dbh Oak at the southern edge of the grove is in excellent condition. The
Commission believes preserving this tree would be advantageous aesthetically as well as
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environmentally, and recommends it be protected from grading alterations. Preserving it
would also avoid the requirement to plant eleven 2-2.5” caliper trees to replace just that
one tree. The Replacement Plan should include shade trees along Hamilton Boulevard.

NOT ADDRESSED — The Applicant shall show the locations of the 34” dbh Oak on
the landscape and Tree Removal Plan

A copy of the freshwater wetlands general permit #6 should be provided, to verify that it
is current.

NOT ADDRESSED — The permifs submitted have expired and a new
Absence/Presence LOI is required.

All Seasons Sports Center has not provided an annual Recycling Report to the Borough’s
Recycling Program. Therefore, a narrative recycling plan should be provided, identifying
the kind of recyclable solid waste generated, how it is stored, how it is moved to market,
and who is responsible for filing the annual report. The Commission recommends that if
any beverages or food are to be permitted on the athletic field, litter cans and recyclables
cans should be provided and maintained.

NOT ADDRESSED - The applicant shall provide a Recycling Plan.

September 9, 2019 Letter

L.

A recent site visit indicated that the site needs general cleanup, as there is broken
masonry and cinderblock in the rear of the property.

As required, the applicant will address the cleanup of any broken masonry, cinderblocks,
eic., at the rear of the property.

CONTINUING COMMENT — The Applicant provided testimony and provide a note on
all the Plan Sheets.

There are two drainage culverts in the middle of the proposed multipurpose field. The
applicant should explain how these will be handled.

The two existing discharge pipes with rip rap will be removed as part of the site plan
improvements. The rip rap will be removed and the piping reconfigured as part of the
proposed storm sewer system and will be redirected to the stable outlet at the west side of
the site. Testimony can be provided to the Board to address this comment

CONTINUING COMMENT

The applicant proposes to replace a heavily wooded area that supports wildlife with a
baseball/mini soccer field. The Commission recommends that the applicant should
submit an Environmental Impact Statement, a Tree Removal/Replacement Plan that
includes preservation of significant trees, and a landscaping plan that includes a shrub
buffer for the front yard parking from Hamilton Boulevard.

Additional requested information has been attached for review.

PARTIALLY ADDRESSED - Applicant has submitted an Environmental Assessment,
The wetlands issues discussed in Paragraph 1.-General Comments a, & b.
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J. Police — Traffic Safety

1. 1 would like to inform you of the parking issues that we have been encountering in the
area of the All Seasons Sports Academy. It has been brought to my attention that this
sports academy runs a volleyball league on the weekends, The parking lot is unable to
hold the vehicles that attend this function. The overflow of vehicles has been parking on
West End Avenue and Easton Blvd, Both sides of the entire length of both streets have
been utilized for parking. The Police Department has issued several summonses for being
parked within 50 feet of a stop sign and within 25 feet of an intersection.

NOT ADDRESSED — The Applicant shall provide a Traffic Impact Study addressing
the above Comment.

2. This overflow of vehicles is causing and issue on these roadways as they are not designed
to handle that amount of parking on both sides. Emergency vehicles will have a problem
accessing these roads in an emergency.

NOT ADDRESSED — The Applicant shall provide a Traffic Impact Study addressing
the above Comment.

3. The applicant should provide a full parking analysis to ensure this plan will resolve the
current parking shortage and address the parking demand for the additional facilities
proposed (ie. the 30 banked spaces may not be sufficient). Please check the prior
Resolution which required them to address the parking/banked parking issue if notified
by the Borough. For over 2 years the applicant ignored the notice from the Borough until
now that they want to expand the facility.

NOT ADDRESSED — The Applicant shall provide a Traffic Impact Study addressing
the above Comment.

4. T will be looking to restrict parking on one side of these roads in the parking ordinance
revision that [ will soon present to the Council.
Additional requested information has been attached for review.

NOT ADDRESSED — The Applicant shall provide a Traffic Impact Study addressing
the above Comment.

K. Miscellaneous

I. Approvals or letters of service or no interest should be obtained from the following
agencies having jurisdiction:
» Frechold Soil Conservation District - Pending
Middlesex County Planning Board - Pending
Borough South Plainfield Traffic Safety Officer - Received
Borough South Plainfield Fire Official - Pending
NJIDEP Freshwater Wetlands permitting. — Received expired Permits new
permits are required.
o All other agencies having jurisdiction - Pending
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We reserve the opportunity to further review and comment on this application and all pertinent
documentation, pursuant to the subsequent submissions and testimony presented at the public
hearing.

If you have any questions or require additional information, please call.

Very truly yours,
T.O. NAJARIAN ASSOCIATES, INC.

A

South Plainfield Zoning Board Engineer

ce: Board Members (via Email)
Leonard J. Miller, PE, PP, CME, CPWM — Borough Engineer (via Email)
Larry Lavender, Esq. — Board Attorney (via Email)
Mary Frances Hildebrandt — Borough Zoning Official (via Email)
Domini¢c Demico — Borough Building Inspector (via Email)
David DeLair — Borough Traffic Safety Officer (via Email)
Alice 8. Tempel - Borough Environmental Specialist (via Email)
A.J. Abbruzzese — Borough Fire Official/Fire Subcode HHS (via Email)
Walter K. Abrams, Esq. — Applicant’s Attorney (wkaesqoffice@gmail.com)
Scott H. Turner, PE CME — Applicant’s Engineer (FURNER@menloeng.com)

¥:\7169 - South Plainfield Zoning Board Reviews\M22-BPE 2760 South Plainfield Assoc. LLC-2700 Hamilton Blvd-B479 L3-ZBOA#O1-18\Ammended App 7-29-
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SPZB-R460] March 13, 2020
(Via Email and First-Class Mail)

Borough of South Plainfield

Zoning Board of Adjustment

2480 South Plainfield Avenue

South Plainfield, New Jersey 07080 o

RI:  Application #01-18, DPE 2700 South Plainfield Associates, LL.C

(All Seasons Sports Academy) APR 15 2028
2700 Hamilton Boulevard (Block 476, Lot 3); M-3 Industrial Zone

Use Variance, Preliminary and Final Site Plan, Parking Variance 1 PB- ZBOA
Third Planning Review w

Dear Chairman and Board Members:

As requested, we have reviewed the application and supporting documents for the above-referenced site,
which consists of the following documents:

¢ Use Variance Plan, prepared by Scott H. Turner, PE, of Menlo Engineering Associates, Inc.,
dated May 23, 2019, consisting of two (2) sheets;

» Preliminary/Final Site Plan for All Seasons Sports Academy prepared by prepared by Scott
H. Turner, PE, of Menlo Engineering Associates, Inc., dated November 14, 2019, last revised
February 14, 2020;

¢ Stormwater Management report for All Seasons Sports Academy prepared by prepared by
Scott H. Turner, PE, of Menle Engineering Associates, Inc., dated November 14, 2019; and,

s Application Forms, Waiver Requests, and Variance Checklist.

We offer the following for the Board’s consideration (New comments are in Bold and Italics):

A, Property Description

The subject lot is known as 2700 Hamilton Boulevard, located at Block 476, Lot 3 in the Borough’s
M-3 (Industrial) Zone. The rear yard of the property is located adjacent to the Port Reading
Railroad right-of-way. The property contains a total of 270,819 square feet in area (6.217 acres),
and includes an existing 35,893 single-story metal frame building, with parking areas in the front
and sides of the building. The building currently houses the All Seasons Sports Academy use. The
rear portion of the property is largely undeveloped, containing areas partially paved with gravel, as
well as, an identified wetland and several engineered stormwater control devices. The neighboring
lots are industrial in use. Adjacent lots appear to be used for vehicle and equipment storage.

B. Project Description and Prior Approval
The applicant requests d(2) use variance relief and preliminary and final site plan approval to
expand the existing indoor recreation facility to include in the rear area, two recreation ficlds. In
addition, the parking area in the front of the site will be improved to provide 35 additiona!l parking
spaces, shade trees and landscaping.

T&M ASSOCIATES, 11 Tindall Road, Middletown, NJ 07748 732.671.6400 EE 732.671.7365 K tandmassociates.com
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In 2015, the site previously received use variance relief, along with a parking variance, and
preliminary and final site plan approval to convert an existing 35,893 square foot manufacturing
facility into an indoor athletic facility (ZBOA #23-15). Approval was conditioned upon several
requitements, including that all sports and recreation activities will be conducted indoors. As a
result, the applicant will also require amended preliminary and final site plan approval to modify
this condition.

C. Waivers.
The applicant is requesting the following waiver from the submission requirements:

1. Environmental Impact Statement

We recommend that the Board not grant this waiver request. The applicant is proposing
outdoor recreation activities in an area that is zoned and historically used for industrial
purposes in addition to the partial filling of an existing wetland. While the applicant sought
and received an environmental impact statement waiver as part of the original application,
the original application was for the re-use of an existing warehouse structure. The impact
of the new improvements should be evaluated including information on stormwater, air
quality and underlying soil quality.

The applicant submitted an Environmental Impact Statement (EIS). Our comments on
the EIS are provided in section E.19 of this report.

D. Zoning and Use Variance

1. TUse

The subject tract is located in the M-3 Industrial Zone. The M-3 Industrial Zone allows all
uses permitted in the M-1 Zone, as well as manufacturing uses, warehouses and distribution
centers, and lumber yards. Residential uses are prohibited. Uses permitied in the M-1
Zone includes office buildings, scientific and research laboratories, light manufacturing
uses (i.¢. fabrication, of metal, paper and wood products) and food-associated industries.
Indoor recreation facilities are not permitted in the M-3 Zone. As noted, the applicant
previously received use variance relief in 2015. The applicant’s current proposal to use the
rear portion of the subject property for outdoor multi-purpose recreation fields represents
an expansion of the existing nonconforming use and, therefore, a use variance is required
pursuant to N.J.S.A. 40:55D-70(d)(2).

In order to be entitled to this variance relief, the applicant must demonstrate that the
application satisfies both the positive and the negative criteria of the Municipal Land Use

Law:

(a) Paositive Criteria for a “d (2)” Variance for Expansion of a Nonconforming Use:
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To satisfy the positive criteria for a d (2) variance, the applicant must demonstrate:

e There are special reasons that allow a departure from the zoning regulations
in this case. The purposes of zoning are established by the Municipal Land
Use Law (N.J.S.A. 40:55D-2) and the applicant must demonstrate that the
variance promotes one or more of those purposes o establish special reasons.
Alternatively, the applicant may offer as a special reason proof that refusal to
grant the variance would result in undue hardship. Proof of undue hardship
for a "d" variance requires that the applicant prove that the property cannot be
reasonably adapted to conform to the zone requirements.

Typically, a d(2) use variance involves a non-conforming use that preceded the adoption
of the zoning ordinance, which is inconsistent with the Borough’s land use plan and
allowed to exist by right of law. The current use of the subject property is permitted only
as a result of a d(1) use variance granted by the Board of Adjustment for a use not permitted
in the ordinance for the M-3 Zone and with limitations based on the specific facts of the
application. The subject application is an expansion of a lawfully created preexisting
nonconforming use and the applicant must satisfy both the positive and negative criteria.

The Court determined in the case of Burbridge v. Mine Hill Township that in certain
circumstances, an aesthetic improvement can be a sufficient special reason to justify the
expansion of a non-conforming use. However, to prove special reasons the aesthetic
improvement must entail more than “mere beautification,” but must be shown to advance
the general welfare by improving the overall visual compatibility of the use in relation to
the surrounding area. Justice Clifford’s opinion noted “When a nonconforming use cannot
be eliminated, a municipality may and should seek to harmonize the use with its environs.
To this end, the municipality ought to require aesthetic improvement as a condition of
expansion. A municipality’s ability to insist on specific changes as a part of the expansion
safeguards the general welfare. Through heightened control, a municipality can minimize
inconsistencies with permitted uses. Thus, the aesthetic improvements should be fashioned
with an eye towards integrating the appearance of the use with its surroundings, not simply
effecting cosmetic changes.”

(b) Negative Criteria for a “d (2)” Variance for Expansion of a Nonconforming Use:
There are two prongs to the negative criteria that the applicant must satisfy. These
are:

o That the variance can be granted without substantial detriment to the public
good. This prong requites an evaluation of the impact of the variance on
surrounding properties and a determination as to whether or not it causes such
damage to the character of the neighborhood as to constitute a substantial
detriment to the public good.
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o That the variance will not substantially impair the intent and purpose of the
zoning plan and ordinance.

2. Relationship to the Master Plan

The subject site and the adjacent lots in South Plainfield are designated as “Industrial” land
use in the January 2000 Land Use Plan of the South Plainfield Borough Master Plan.

3. Bulk Requirements

As noted above, the subject tract is focated within the M-3 (Industrial) Zone. The Board
should note that side and rear yard setbacks in the M-3 Industrial Zone are 30 and 20 feet,
respectively, and the setbacks for accessory structures are 10 feet. We have concerns
regarding the setbacks of the field, given the nature of the adjoining uses and associated
vehicular storage areas.

Minimum Lo 270,819 270,819
Minimum Lot Width (feet) 200 400 400
Minimum Lot Depth (feet) 200 6164 6l6.4
Min. Front Yard Setback (feet) 50 141.8 141.8
Min. Rear Yard Setback (feet) 20 240.3 240.3
Min. Side Yard Setback (feet) 30 56.5 56.5
Max. Building Height (feet) 50 <50 <50
Max. Lot Coverage (by Bldg.) 50% 13.2% 13.2%

No bulk or yard variances are required. However please refer to Section D.5 of this report
concerning a variance for fence height. In addition, a parking variance is requested.

For consideration of “c” bulk variances pursuant to NJSA 40:55D-70(c), the applicant shall
provide testimony to the Board that addresses the positive and negative criteria. The
applicant’s testimony should focus on the following:

e Positive Criteria: The applicant shall provide testimony to the Board regarding the
physical conditions of the property and how the strict application of the provisions of
the ordinance would result in a hardship. Alternatively, the applicant may testify that
the required variance furthers the purposes of the Municipal Land Use Law and that
the benefits of granting the variance will substantially outweigh any detriments.




Les

Re:

SPZB-R4601
March 13, 2020

Borough of South Plainfield Page s
Zoning Board of Adjustment

Application #01-18 «DPE 2700 South Plainfield Associates, LLC”
2700 Hamilton Boulevard (Block 476, Lot 3); M-3 Industrial Zone
Use Variance, Site Plan and Variance

Third Planning Review

e Negative Criteria: The applicant must demonstrate that the variance can be granted
without substantial detriment to the public good, and that the granting of the variance
will not substantially impair the intent and the purpose of the zone plan and zoning
ordinance.

The testimony should either address the hardship that is preventing the applicant from
complying with the required bulk standards for the proposal or the reasons that the
deviation from the requirements advance a planning purpose.

Parking Requirements

Pursuant to Section 540-30.Q (Recreation Establishment), at least one (1) parking space is
required for each one hundred (100) square feet of non-storage floor area. The applicant
previously requested a variance from the parking requirements, which was granted as part
of the previous application. The parking calculation based on the indoor recreation space
required a minimum of 302 parking spaces, of which, the applicant received variance relief
to provide 120, with an additional 33 “banked.” It should be noted that the calculation of
parking area does not include outdoor areas used, nor does a standard for outdoor recreation
exist. This site’s off-street parking calculation, as it applies to the indoor facility, is
provided below:

Variance previously granted for 120 spaces,
with 33 spaces “banked.” As part of this
application, 35 spaces in the previously
banked parking area will be developed.
Therefore, 155 spaces are propoesed

At least 1 space for 30,2005q
each 100 sq. ft. of
non-storage  floor

arca

spaces

The ordinance requires cach public or private building or land use not covered by the
requirements provide such parking space for residents, visitors or patrons as the Board shall
deem necessary (§540-32). In making such a determination, the Board shall be guided by
the number of employees; number of people expected to visit or patronize the use; the
anticipated percentage of residents, visitors or patrons driving automobiles; and the need
for safe and convenient loading space for visitors or patrons and goods arriving by motot
transport. The applicant should be prepared to provide testimony that addresses these
guestions.

The applicant proposes to construct 35 additional parking spaces in the “banked area” for
a total of 155 spaces. The number of required spaces for the outdoor recreation area must
be determined by the Board to identify the entire parking variance.
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As part of the proposed expansion of the use, the applicant should be prepared to provide
testimony as to the sufficiency of the existing parking. If additional spaces are needed, or
other alternatives are being considered, the Board should note that the ordinance prohibits
the sharing of parking facilities (§540-29.P). If off-site parking is proposed, the ordinance
requires that it be located within 500 feet of the main building, as measured along the
nearest pedestrian walkway (§540-29.N). We note that because this site is located in an
industrial section of the Borough, none of the neighboring properties appear to contain
sidewalks. Furthermore, Hamilton Boulevard contains four (4) traffic lanes. Finally,
because Hamilton Boulevard is a county road, any improvements to allow pedestrians to
safely access the site from the south side of Hamilton Boulevard will require County
approval.

E. Planning Commenis

I.

While it appears that the applicant is seeking to improve and clean up an underutilized
portion of the property, we are concerned about the nature of the proposed expansion in
relation to the neighboring properties and underlying zoning. Currently, the neighboring
properties, particularly the areas of which abut the proposed outdoor recreation field,
appear to be used for the parking or storage of equipment and vehicles. As mentioned
previously, however, the M-3 Zone permits a variety of industrial and commercial uses,
including office buildings, scientific or research laboratories, and light manufacturing, as
permitted in the M-1 Zone, as well as warchouse and distribution centers, lumber yards,
manufacturing/production of silica/quartz/electrical products/metals/alloys/chemicals/
compounds/paints. We are concerned by both the potential impacts generated by the
proximity to industrial uses on an outdoor recreation area primarily geared toward “youth
sports” (per the applicant’s prior testimony), as well as the impacts to neighboring
properties seeking to utilize their properties as permitted by the zone plan. Confinuing
Comment.

The applicant should provide additional information related to the design or construction
of the proposed outdoor multi-purpose recreation field, which should include, but is not
limited to the following:

(a) The applicant does not indicate if sports fleld lighting will be provided. What will
be the hours of operation? Continuing Comment.

(b) The applicant’s project description notes that the proposed field will be accessed
by a 15-foot stone path. This stone path is noted in the site plans for emergency
access and does not appear to connect to the existing sidewalk located around the
front and sides of the building. Instead, the stone path appears to connect to the
existing parking lot and internal driveway system, however, it does not appear that
the path is gated, or would otherwise deter non-emergency traffic. The applicant
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(c)

(d)

(e)
()

should clarify. This should focus on the proposed users of this path. Will this path
be limited to emergency vehicle and pedestrian tratfic, or will there be vehicle
pickup/drop off for those using the field? We are concerned of the possibility that
this stone path will be used for parking overflow or idling vehicles waiting to pick
up passengers and create a hazard for emergency or pedestrian access. In addition,
as noted above, if this is the primary route for users to access the outdoor facility,
it should comply with the ADA technical requirements for an accessible route.

Continuing Comment. The application should clarify the access between the
building and the rec fields and confirm ADA compliance.

Will there be any recreation equipment, blcachers, scoreboards, clocks, bathrooms
located on or along the recreation field? Will any storage buildings be required for
equipment? Confinuing Comment.

The applicant should indicate the location of pedestrian access to the fields, the
route of access for equipment to the playing fields and the route for emergency
vehicle access. Partially Addressed. A paved access drive, 12 feet in width, from
the existing parking areas on both sides of the building are proposed for
emergency vehicle access and pedestrian access.

Clarify the surface of the playing fields — natural or artificial? Addressed.

It is important that the applicant provide the Board with a specific description of
the nature of the proposed use, based on the information supplied by the applicant.
It is our recommendation, that if the Board grants the applicant variance relicf in
this instance, the Board should establish clear parameters of what would be
permitted under this approval. These parameters should be described clearly as
part of the conditions of approval.

Continuing Comment. A statement of operations should be submitted for Board
review addressing proposed activities -indoor and outdoor, number of participants,
operating months for the outdoor area, accessory equipment to be utilized outside,
access routes and the like.

3. The applicant shall identify the total number of people using the existing facility and the
proposed ficld at the same time and the number of persons which will be separate users to
provide a definitive projection for parking, The applicant should provide testimony on the
existing approved occupancy and anticipated level of usage, particularly when the indoor
and outdoor facilities are both being used. Continuing Comment.
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10.

We recommend the installation of adequate buffers for the playing fields to the adjoining
commercial uses. Continuing Commient.

The applicant should provide testimony on the utilization of the existing parking area, as it
is our understanding that there are parking issues at the site. The current capacity of the
parking area must be assessed relative to the potential increase in operations with the
outdoor facilities. Continuing Comment.

If shared parking is proposed, a variance will be required, and the applicant should be
prepared to share copies of the shared parking agreements with the Board and its
professionals for their review. The Board should take into consideration the safety
concerns resulting from off-site parking and pedestrian movement in an industrially-zoned
section of the Borough.

The applicant should provide information on the number of employees currently using the
site, any anticipated increases in staffing as part of the proposed expansion (indoor and
outdoor components), including the maximum number of employees during a single shift,
both existing and proposed.

Partially Addressed. The site plan indicates total employees will be six (6) and the
maximum employees are two (2). The applicant should clarify if the employee information
on sheet 3 relates only to the outdoor recreation.

We recommend that the Board require a traffic impact report and testimony. The
development of the rear portion of the site for additional recreation spaces creates the
potential for increased usage and demand. Since it is likely the total number of participants
will increase as a result of the construction of the proposed field, the applicant should be
required to submit a traffic and parking study and plan to assess the traffic and parking
requirements to support the proposed use and the level of improvements that are necessary
to mitigate any impacts. Continuing Comment. The applicant proposes to address traffic
comments through testimony of a traffic consultant.

The applicant should provide testimony if the hours of operation are proposed to change
from what was represented by the applicant as part of the testimony for the indoor facility.
Continuing Comment.

Due to the site’s location on Hamilton Boulevard (County Route 603), Application
approval should be conditioned on proof of approval by the County Planning Board.
Continuing Comment.

We defer to the Board Engincer with respect to any grading, drainage, and utilities issues.
However, we would request the project engineer to provide testimony as to whether the
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11.

12.

13.

14.

15.

16.

17.

18.

19,

conceptual plan for the playing fields allows sufficient area for stormwater facilities.
Addressed. Underground stormwater management facilities (field underdrains) are
proposed. The proposed structures will be subject to review of the Board Engineer.

Since this is a bifurcated application, site plan approval will be required before any site
improvements can be constructed if use variance approval is granted. Not applicable. The
applicant is now seeking site plan approval along with the requested use variance.

Evidence of all outside approvals should be submitted to the Board professionals.
Continuing Comment.

Landscaping. The applicant has submitted a landscape plan which proposes to provide
shade trees primarily in the front of the site in the parking area and some shrubs. No
landscaping is proposed in the rear of the site along the boundary perimeter that adjoin
developed properties.

Fence. The applicant proposes a 20-foot high “ball stopper” fence around the entire
perimeter of the recreation fields not border by the building. The Zoning Ordinance
(Chapter 540-17) allows a maximum fence height of ten (10) feet in commercial and
industrial zones. As the proposed fence exceeds the allowed height by 10 feet, a bulk ‘¢’
variance is required.

Signage. The applicant proposes to relocate the existing identification sign from the center
of the site to the southeast corner near the entrance. A construction detail of the proposed
sign must be provided. The data in the zoning chart for the sign indicates the proposed
sign will comply with the ordinance. Continuing Commeent.

Sidewalk. We note that there is no existing sidewalk along the frontage of Hamilton
Boulevard. The Planning Board should discuss whether to require sidewalk for this
frontage of this lot given the nature of the use and testimony. Continuing Conument.

Solid waste. The site plan should identify the location of the solid waste enclosure.
Continuing Comment,

The applicant should provide testimony as to the presence or absence of freshwater
wetlands on the rear of the property. Addressed. The applicant submitted the Zoning
Board a copy of a memorandum, one-page dated February 3, 2020 from John H. Crow,
Ph.D. which indicates that there are no wetlands on the site.

Environmental Impact Statement. Based on our review of the Environmental
Assessment, dated February 2020, we have the following comments:
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a.

The document does not address the soils which will underlie the proposed sports fields.

The subject areq is disturbed and information about the prior use should be provided as
to the appropriateness of the proposed fields.

Information is not provided as whether a Phase One EA was prepared (at the time of
purchase of the property) and the findings of same. If there was any reported prior
contamination in the sports field area, the report should provide some findings as to the
status.

If there are any questions or you require any additional information, please do not hesitate to contact out

office.
Very trﬁly yours,
T&M ASSOCIATES
STANLEY C. SLACHETKA, PP, AICP
SOUTH PLAINFIELD BOROUGH PLANNER
SCS:MPT:lke
ce: Zoning Board Distribution List (via email)

Ieonard J. Miller (Borough Engineer)

Bob Bucco, PE, CME, CPWM (Board Engineer)

Lt. David DeLair (Via Email)

Joe Abbruzzese (Via Email)

John Obryk (Via Email)

Alice Tempel (Via Email)

Mary Frances Hildebrandt, Zoning Officer (Via Email)
Walt Abrams, Esq., Applicant’s Attorney

Scott Turner, P.E., Menlo Engineering

G:\ijects\SPZB\R%O1\Correspondence\Third_"Planning_Rcview - All Seasons.docx
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AREA CODE 908

Health-226-7630
Library-754-7885
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Police-755-0700
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2480 Plainfield Avenue ol Dervices 220 7625
South Plainfield, NJ 07080 Senior Center-754-1047

ENVIRONMENTAL COMMISSION

March 31, 2020

South Plainfield Board of Adjustment
Borough of South Plainfield

2480 Plainfield Avenue

South Plainfield, NJ 07080

Re: ZBOA #01-18
All Seasons Sports Academy, LLC

| RECEIVED (Formerly DPE 2700 South Plainfield

Associates, LLC)

AFK v L0 Block 476 Lot 3
2700 Hamilton Boulevard
PB - ZBOA Outdoor recreation field, expanded parking

Dear Board Members:

The Environmental Commission reviewed this application at its February 2018 meeting. The
Commission reviewed revised plans, drawn by Menlo Engineering Associates and dated May 23, 2019,
at its August 2019 meeting. The members had the following comments:

Revised plans by Menlo Engineering dated February 14, 2020 have been reviewed, along with an
Environmental Assessment prepared anonymously for Menlo Engineering, dated February 14, 2020, a
response letter from Scott Turner, PE, CME, dated February 21, 2020, and a memo from John H. Crow,
Ph.D., C&H Environmental dated February 3, 2020.

The applicant proposes to remove all trees except those on the east property line. ATree
Removal/Replacement Plan should be provided. At a recent site visit, it was noted that the 34” dbh
Oak at the southern edge of the grove is in excellent condition. The Commission believes preserving
this tree would be advantageous aesthetically as well as environmentally, and recommends it be
protected from grading alterations. Preserving it would also avoid the requirement to plant eleven 2-
2.5” caliper trees to replace just that one tree. The Replacement Plan should include shade trees along
Hamilton Boulevard.

Continuing comment.

1. A recent site visit indicate that the site needs general cleanup, as there is broken masonry
and cinderblock in the rear of the property.

Visit our website: www.southplainfieldnj.com
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| note that this condition has existed at least since 2015, when the Environmental Commission
visited the site in relation to its redevelopment as a sports facility and commented on it.
Addressed. The Engineer’s response letter states that the applicant will address this
condition.

2. The revised application includes only a cover sheet and a Use Varlance Plan, which does not
address tree removal or replacement, wetlands, drainage or the environmental impacts of
the proposed project.

a. There are two drainage culverts in the midd!e of the proposed multipurpose field. The
applicant should explain how these will be handled.
Addressed. The Engineer’s response letter states that the riprap will be removed as part
of the site improvements and the drainage pipes will be reconfigured as part of the new
storm sewer system.

h. The applicant proposes to replace a heavily wooded area that supports wildlife with a
baseball/mini soccer field. The Commission recommends that the applicant should
submit an Environmental Impact Statement, a Tree Removal/Repliacement Pian that
includes preservation of significant trees, and a landscaping plan that includes a
shrub buffer for the front yard parking from Hamilton Boulevard.

Partially addressed. The Environmental Assessment is largely boiler plate. Ni-GeoWeb
figures are presented without context and some don’t even have legends. The EA
contradicts the February 3, 2020 letter from John H. Crow to Michael Robbins, which
states there are no wetlands on site and the soils consist only of Ellington-Urban Land
complex. The EA states there are wetlands and Reaville Variant soils, which are poorly
drained. The applicant should reconcile these two reports.

The EA includes a panel from the 2010 FIRM map that demonstrates the parcel is not in
the 100-year flood hazard zene. That aerial photograph also demonstrates that ten
years ago the parcel was mostly wooded north of the existing building. The current Tree
Removal Plan shows trees that were present at the time of the initial application in 2015
rather than actual existing conditions, so it is clear that there has been considerable
unpermitted tree removal. The FIRM photo shows the degradation of the site has been
even more severe than these drawings indicate, as the tree coverage in 2010 looks
significantly greater than shown on the current Landscape and Tree Removal Plan.

As the NI-GeoWeb figures of surface drainage, land use and vernal habitats show, the
site is upstream of the Highland Woods Nature Reserve, with its sensitive wetland
habitats.

The unpermitted tree removals have reduced the ability of the parcel to retain
stormwater, and likely soil has been eroding off site and degrading the water quality in
Bound Brook Tributary 14-14-2-3, which flows through the Reserve, The applicant has
not cleaned the debris from the site, so whatever hazardous compounds it might
contain may have been washing into the Reserve. The EA should have evaluated these
possibifities and discussed mitigation measures,
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Landscape and Tree Removal Plan: The proposed landscaping along Hamilton Boulevard
is significantly improved. Commission members found the species mix acceptable.

There are several errors in the Removal Plan calculations.

-The enumeration of trees to be removed excludes Ailanthus, apparently because it is an
invasive species. A major reason for the Tree Protection Ordinance is to preserve the
ecosystem functions that trees provide the Borough, stich as storm water and soil
erosion control, microclimate moderation and carbon dioxide sequestration. Ailanthus
trees provide these services as efficiently as any other species, and possibly better than
most, as their rapid growth rate may remove more carbon dioxide from the
atmosphere. Therefore, the number of trees to be removed should be listed as 43 trees
<16” dbh (diameter at breast height), rather than 27 as shown.

-In calculating the replacement requirement for trees >16” dbh, the applicant
apparently replaced the total diareter of the large trees (187”) with the total number
of replacement trees required (62) and divided that by three to arrive at only 21 trees
required. The correct calculation is 187" total diameter divided by 3 =62 replacement
trees. This can be verified by totaling the reptacement trees listed in the Existing Tree
inventory. ‘

-The “Tree Replacement Requirements” section cites the ordinance standard of allowing
10% more ared to be cleared than the building coverage allowed in the zone. This
means that 40% of this site should remain uncleared. Additional clearing is considered
excess clearing and requires replacement for all trees excessively cleared. However, the
applicant has translated the standard to refer to the number of trees rather than the
area being cleared, stating that only 40% of the trees to be removed need to be
replaced.

-The actual tree replacement requirement is 43 + 62 = 105 trees. The proposed
{andscaping plan includes 29 trees. The Board may wish to, consider the following:

- Using the percentage of the number of trees rather than the percentage of area
to be cleared has been used in other development proposals. There are
situations where establishing where the additional 10% permitted clearing area
falls on the parcel is not straightforward. Thus, precedent for alfowing this
exists.

- Essentidlly the entire parcel will be cleared, so excessive clearing is
demonstrated unambiguously.

- There has already been illegal tree removal which is subject to penaity.

if the Board wishes to aflow the use of percentage of the number of trees rather than of
the area to be cleared, the replacement requirement should be .4 x 105 = 42 trees, not
29 as shown on the plan.

A copy of the freshwater wetiands general permit #6 should be provided, to verify that it is current.
Continuing comment.
Addressed. The applicant states the wetlands filling that was permitted by the permit
was carried out,
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All Seasons Sports Center has not provided an annual Recycling Report to the Borough’s Recycling
Program. Therefore, a narrative recycling plan should be provided, identifying the kind of recyclable
solid waste generated, how it is stored, how it is moved to market, and who is responsible for filing the
annual report. The Commission recommends that if any beverages or food are to be permitted on the
athletic field, litter cans and recyclables cans should be provided and maintained. Continuing
comment.
Partially addressed. Pinto Brothers Disposal recently filed an annual recycling report on behalf of their
customers, of which All Seasons Sports Academy appears to be one.

The applicant should provide testimony regarding whether beverages will be alfowed on the fields
and if so, what arrangement will be made for disposal/recycling of the containers.

Yours truly,

Moo

Alice 5. Tempel
Environmental Specialist -

_Cc: R. Bucco, PE
W.K. Abrams, Esq.
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N

Re: #01-18

All Seasons Sports Academy, LLC

{formerly DPE 2700 South Plainfield
Associates, LLC)

Block 476 Lot 3

2700 Hamilton Boulevard

Outdoor recreation field, expanded parking

Dear Board Members:

The Environmental Commission reviewed this application at its February 2018 meeting. The
Commission reviewed revised plans, drawn by Menlo Engineering Associates and dated May 23, 2019,
at its August 2019 meeting. The members had the following comments:

The applicant proposes to remove all trees except those on the east property line. A Tree Removal/
Replacement Plan should be provided. At a recent site visit, it was noted that the 34” dbh Oak at the
southern edge of the grove is in excellent condition. The Commission believes preserving this tree
would be advantageous aesthetically as well as environmentally, and recommends it be protected
from grading alterations. Preserving it would also avoid the requirement to plant eleven 2-2,5” caliper
trees to replace just that one tree. The Replacement Plan should include shade trees along Hamilton
Boulevard.

Continuing comment. _

1. A recent site visit indicated that the site needs general cleanup, as there is broken masonry
and cinderblock in the rear of the property.

2. The revised application includes only a cover sheet and a Use Variance Plan which does not
address tree removal or replacement, wetlands, drainage or the environmental impacts of
the proposed project.

a. There are two drainage culverts in the middle of the proposed multipurpose field. The
applicant should explain how these will be handled.

Visit our website: www.southplainfieldnj.com
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b. The applicant proposes to replace a heavily wooded area that supports wildlife with a
baseball/mini soccer field. The Commission recommends that the applicant should
submit an Environmental Impact Statement, a Tree Removal/Replacement Plan that
includes preservation of significant trees, and a landscaping plan that includes a
shrub buffer for the front yard parking from Hamilton Boulevard.

A copy of the freshwater wetlands general permit #6 should be provided, to verify that it is current.
Continuing comment.

All Seasons Sports Center has not provided an annual Recycling Report to the Borough’s Recycling
Program. Therefore, a narrative recycling plan should be provided, identifying the kind of recyclable
solid waste generated, how it is stored, how it is moved to market, and who is responsible for filing the
annual report, The Commission recommends that if any beverages or food are fo be permitted on the
athletic field, fitter cans and recyclables cans should be provided and maintained, Continuing
comment.

Yours truly,

Alice S. Tempei
Environmental Specialist

Cc: R. Bucco, PE
W.K. Abrams, Esq.
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February 21, 20158 i
,;f it]

Re: #01-18

DPE 2700 South Plainfield Associates, LLC

Block 476 Lot 3
2700 Hamilton Boulevard

Outdoor recreation field, expanded parking

The Environmental Commission reviewed this application at its Februaty 2018 meeting. The members had

the following comments.

The applicant proposes to temove all trees except those on the east property line. A Tree Removal/
Replacement Plan should be provided. At a recent site visit, it was noted that the 34” dbh Oak at the
southetn edge of the grove is in excellent condition. 'The Commission believes preserving this tree would
be advantageous aesthetically as well as environmentally, and recommends it be protected from gtading
alterations. Preserving it would also avoid the requitement to plant eleven 2-2.5” caliper trees to teplace just

that one tree. ‘The Replacement Plan should include shade trees along Hamilton Boulevard.

A copy of the freshwater wetlands general permit #6 should be provided, to verify that it is cusrent.

All Seasons Sports Center has not provided an annual Recycling Repott to the Borough’s Recycling
Program. Therefore, a natrative recycling plan should be provided, identifying the kind of recyclable solid
waste generated, how it is stored, how it is moved to market, and who is responsible for filing the annual
report. The Commission recommends that if any bevetages or food are to be permitted on the athletic
field, litter cans and tecyclables cans should be provided and maintained.

Ce: R, Bucco, PE
J. F. Clarkin 111, Esq.

Yours truly,

A T,

Alice S. Tempel
Environmental Specialist

Visit our website: www.southplainfieldnj.com



OFFICE OF THE FIRE MARSHAL
BUREAU OF FIRE PREVENTION

SOUTH PLAINFIELD

Address: 2700 Hamilton Blvd

18-02

Approved: J.A. Abbruzzese

Init-01/25/18

Subject: ZBOA #01-18

Board Members,

The Office of the Fire Marshal/Fire Prevention Bureau has reviewed the plans and

provides the following comments:

1. Have the applicant confirm that the stone pathway/road that he is purposing at the
rear of the building is capable of supporting fire apparatus.

Respectfully,

Qma%utg )CM/

J.A. Abbruzzese

Fire Official/Fire Sub-Code HHS

| RECEIVED |
JAN 26 2018

PB - ZBOA




OFFICE OF THE FIRE MARS

BUREAU OF FIRE PREVENTION

HAL

SOUTH PLAINFIELD

Address: 2700 South Clinton Avenue

19-13

Approved: J.A, Abbruzzese

ﬁnit

Subject: ZBOA-#01-18

4- Ap iy ’3;@;;(

2 ;’j{‘ A0k v

e

Board Members,

Please confirm that the new parking slots on the Hamilton Boulevard side do not
in any way obstruct the existing fire department connection. The plans do not
show its location and any considerations to protect and or identify it.

Respectfully,

i

s/

J.A. Abbruzzese

Fire Official/F
908-756-4761

ire Sub-Code HHS

iabbruzzese(@southplainfieldnj.com




SOUTH PLAINFIELD POLICE DEPARTMENT

2480 PLAINFIELD AVENUE
SOUTH PLAINFIELD, NJ 07080
(908) 755-0700

TO: Joanne Broderick/Zoning Board

FROM: Lt. David DeLair

DATE: 12/11/2019

Re: Plan review for 2700 Hamilton Blvd.
Joanne,

The Traffic Safety Advisory Committee and I reviewed the parking lot plans for 2700 Hamilton
Blvd. Block: 476. Lot: 3 Zone: M-3, One concern was raised at the meeting. There is no restriction
on making left turns from the parking lot ento eastbound Hamilton Blvd. This roadway is a 40
MPH zone and has two lanes in each direction. Making a left turn out of that parking lot at peek
traffic houts can be risky and dangerous. We had one fatal crash in this location in 2015. A vehicle
made a left turn from Main Street onto westbound Hamilton Blvd across 2 lanes of eastbound
traffic and was T-boned. Both occupants were killed.

A suggestion fron the TSAC was to restrict left turns from this lot during peek hours. The
suggestion was to restrict left turns from 0700-0900 and 1600-1900. Thank you for your
consideration in this matter.

Respectfully submitted,

Lt. David DeLair #1006

Traffic Safety Supervisor REGE!\’ E@
South Plainfield Police Department e
2480 Plainfield Ave DEC 12 201
South Plainfield, NJ 07080 . A
908-226-7679 PB - 280
ddelair@sppolice.com



SOUTH PLAINFIELD POLICE DEPARTMENT

2480 PLAINFIELD AVENUFE
SOUTH PLAINFIELD, NJ (07080
(908) 755-0700

TO: Joanne Broderick/Zoning Board - ol

FROM: Lt. David DeLair REGE‘VED

DATE: 9/26/2019 aEp 40 900

Re: Plan review for 2700 Hamilton Blvd. PB- ZB
Joanne,

In February, 2018, The Traffic Safety Advisory Committee and I reviewed the parking lot plans
for 2700 Hamilton Blvd. Block: 476. Lot: 3 Zone: M-3. One concern was raised at the meeting.
There is no restriction on making left turns from the parking lot onto eastbound Hamilton Blvd.

This roadway is a 40 MPH zone and has two lanes in each direction. Making a left turn out of that
parking lot at peek traffic hours can be risky and dangerous, We had one fatal crash in this location
in2015. A vehicle made a left turn from Main Street onto westbound Hamilton Blvd across 2 lanes
of eastbound traffic and was T-boned. Both occupants were killed. In the last three years there
have been 124 motor vehicle crashes in this location,

Once again we have reviewed these plans and have again come to the same conclusion. This issue
was raised when the plans for development were submitted for 2910 Hamilton Blvd. I met with
John Jahr of Bright View Engineering he performed a traffic study and he came to the same
conclusion as we did, As a result, they are in the process of installing a traffic signal at the
intersection of West End Ave and Hamilton Blvd.

A suggestion fron the TSAC was to restrict left turns from this lot during peek hours. The
suggestion was to restrict left turns from 0700-0900 and 1600-1900. Thank you for your
consideration in this matter.

Respectfully submitted,

Lt. David DeLair #1006

Traffic Safety Supervisor

South Plainfield Police Department
2480 Plainficld Ave

South Plainfield, NJ 07080
008-226-767%
ddelair@sppolice.com




SOUTH PLAINFIELD POLICE DEPARTMENT

2480 PLAINFIELD AVENUE
SOUTH PLAINFIELD, NJ 07080
(908) 755-0700

TO: Joanne Broderick/Zoning Board

FROM: Lt. David DeLair

DATE: 2/1/2018

Re: Plan review for 2700 Hamilton Blvd.
Joanne,

The Traffic Safety Advisory Committee and I reviewed the parking lot plans for 2700 Hamilton
Blvd. Block: 476, Lot: 3 Zone: M-3. One concern was raised at the meeting. There is no restriction
on making left turns from the parking lot onto eastbound Hamilton Blvd. This roadway is a 40
MPH zone and has two lanes in each direction. Making a left turn out of that parking lot at peek
traffic hours can be risky and dangerous. We had one fatal crash in this location in 2015. A vehicle
made a left turn from Main Street onto westbound Hamilton Blvd across 2 lanes of eastbound
traffic and was T-boned. Both occupants were killed.

A suggestion fron the TSAC was to restrict left turns from this lot during peek hours. The
suggestion was to restrict left turns from 0700-0900 and 1600-1900. Thank you for your
consideration in this matter.

espectfully submitted,
o Zgreaa

é‘é‘.ut/e

Lt. David Del.aitr #1006
Traffic Safety Supervisor

South Plainfield Police Department

2480 Plainfield Ave : %EQE%;F D
South Plainfield, NJ 07080 Brid ot sy
908-226-7679 '
ddelair@sppolice.com PB - ZB0OA




SOUTH PLAINFIELD POLICE DEPARTMENT

2480 PLAINFIELD AVENUE
SOUTH PLAINFIELD, NJ 07080
(908) 755-0700

TO: Len Miller
FROM: Lt. David DeL.air
DATE: 21612017

Re: Parking Issues
Len,

I would like to inform you of the parking issues that we have been encountering in the area of the
All Seasons Sports Academy. It has been brought to my attention that this sports academy runs a
volleyball league on the weekends, The parking lot is unable to hold the vehicles that attend this
function. The overflow of vehicles have been parking on West End Avenue and Easton Blvd.
Both sides of the entire length of both streets have been utilized for parking. The Police
Department has issued several summonses for being parked within 50 feet of a stop sign and
within 25 feet of an intersection.

This overflow of vehicles is causing and issue on these roadways as they are not designed to
handle that amount of parking on both sides. Emergency vehicles will have a problem accessing
these roads in an emetrgency.

I will be looking to restrict parking on one side of these roads in the parking ordinace revision
that I will soon present to the Council.

Respectfully submitted,

Lt. David DeLair #1006

Traffic Safety Supervisor

South Planfield Police Department
2480 Plainfield Ave

South Plainfield, NJ 07080
908-226-7679
ddelair@sppolice.com
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Depdy Director c O U N T Y ¢ N J Jahin A, Pinomenn'

‘ Catnty Administrator
Kennell Atmwood Dapattment of Public Safaty and Health

Charlas Keany Office of Health Sarvicas doscph W Kisza

Laslie Kappel Deportiment Haod
Shatid Narra

Blangulta B, Valentl
Fraeholders Lester Jones
Director-Hedlth Officer

 BECEW

TO: Borough of South Plainfield Zoning Dept REGE F‘EED
~ | S g 708

FROM:  Johnl. Obryk, SREHS (%2 BeL ﬂ? _

Middlesex County Office of Health Services PR - 'f':é““-ﬂj____,f

South Plainfield Office o

RE: All Seasons Sports Academy

ZBOA #01-18

Block(s): 476 - Lot(s): 3

DATE: December 3, 2019

Please be advised this department has no objections to the above referenced plans.

35 Kennedy Boulevard, Bast Brunswick, NJ 08816
Tel: 732-745-310Q TTY: 732-745-8994 Fax: 732-745-2668

www.hilddlesaxcountyn] gov
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Freaholder Director . E x Chalrperson, Public Safuly
hu d . : andl Health Commilitee

Charles E. Tamaro

Deputy Diractor 6 O U N T Y ¢ N J Jobin A, Putomenn.

Cotinty Adminksirator

Etl:;rurlletl1lf\rn1vn:-oci Department of Public Safety and Health
arlas Kenny Offica of Health Sarvicas ’ Joseph W, Kilsza
Lashe Koppel @ Dapcriment Heod

Shanil Marra

Blanguita 8, Valentt

Fraeholders Lester Janea
Director-Hecfth Offfecr

TO: Borough of South Plainfield Zoning Dept
FROM: John J. Obryk, SREHS @ RECEIVED
Middlesex County Office ealth Services L
South Plainfield Office ‘ Y VI A
- A
RE: All Seasons Sports Academy, LLC PB-Z80
ZBOA #01-18

Block(s): 476 = Lot(s): 3

DATE: August 12, 2019

Piease be advised this department has no objections to the above referenced plans.

35 Kennedy Botilevard, Bast Brunswick, NJ 08816
Tolt 732-748-3100 TTY: 7327458994 Fax: 732.745.2668



Ronald G. Rios Charles Kenny

Freeholder Director _ Chairperson,

L - ' e infrastructure Management

Charles E. Tomaro

Deputly Director C o U N T Y * N J John A, Pulomena
County Administralor

Kenneth Armwood

Charles Kenny DEPARTMENT OF INFRASTRUCTURE MANAGEMENT Khalid Anjum

Leslie Koppel Department Head

Shanti Narra

Blanquita B. Valenti Office of Planning Matthew Vaughn

Freeholders Chairman, Planning Board

Division of Development Review

Dorothy K. Power
Secretary, Planning Board

Steven D. Cahn, Esqg.
Counsel, Planning Board

George M. Ververides, P.P,, ALC.P
February 15, 2018 Director

Stanley R. Olszewski

Ms. Joann Broderick, Secretary for Planning & Zoning Boards Supervisor

Borough of South Plainfield Planning Board
2480 Plainfield Avenue [
South Plainfield, NJ 07080 ;

i

g

_ Pi3 - ZH0A
Re:  All Seasons Sports Academy
Block 476, Lot 3
Planning Board File # SP-SP-119

Dear Ms. Broderick:

The Development Review Committee of the Middlesex County Planning Board has reviewed and
approved the site plan application entitled, "All Seasons Sports Academy Block 476 Lot 3 Borough of South
Plainfield Middlesex County New Jersey" and dated December 15, 2017.

That the above approval does not in any way relieve the Applicant from constructing all improvements in
accordance with all Federal, State and Local Government regulations and design specifications,

This approval is authorization to the local building official who issues building permits to issue a building
permit for this application.

In addition, the Committee notes that pursuant to N.J.S.A. 40:27 et seq. (40:27.2 and 40:27.6), the
Middlesex County Planning Board does not have the right to review and approve drainage that affects a non-
County road or drainage-way, structure, pipe, culvert or facility for which the County is not responsible. Any
responsibility for inadequate drainage conditions that affect non-County facilities should be reviewed and
approved by the appropriate jurisdictional agency.

75 Bayard Street, New Brunswick, NJ 08901
Phone; 732-745-3812 | Fax: 732-745-8443
www.middlesexcountynj.gov




'Ms. Joann Broderick, Secretary for Planning & Zoning Boards
Borough of South Plainfield Planning Board

February 15, 2018

Page 2

Planning Board File # SP-SP-119

If any additional revised plans (other than the plans which have been approved above) are submitted, it is
required that those plans shall be submitted and accompanied by a new application form and fee following our
formal submission process.

Sincerely,

AL G

Stan R. Olszewski
Supervisor/
Development Review

SRo:AMK :av
Encl.
A:spspl19.02k

ce: Gary L. Vesce, County Office of Public Works
«Len Miller, T & M Associates, Borough, Planning & Zoning Board's Engineer
« Stan Slachetka, T & M Associated, Borough, Planning & Zoning Board's Planner
-~ Dominic Demico, Building Sub Code Official
_ Mary Francis Hildebrandt, Zoning Official
_-Gino Leonardis, Board of Adjustment Chairman
. Robert Ackerman, Planning Board Chairman
.~ Alexander G. Fisher, Esq., Planning Board Attorney
.~ Larry Lavender, Esq., Zoning Board Attorney
.~ Paul Rizzo, Esq., Borough Attorney
DPE South Plainfield Associates, LLC, Applicant
Clarkin & Vignuolo, PC, Applicant's Attorney
Menlo Engineering Associates, Inc., Applicant’s Engineer

75 Bayard Street, New Brunswick, NJ 08901
Phone: 732-745-3812 | Fax: 732-745-8443
www.middlesexcountynj.gov




File #
Date of Action

Applicant:

Title Block of Application:

Site Plan Staff Report and Resolution
Middlesex County Development Review Committee
SP-SP-11% Type
February 13, 2018

Site Plan

DPE South Plainfield Associates, LLC 20 Community Place, Morristown, NJ 07960

"All Seasons Sports Academy" Block 476 Lot 3 Borough of South Plainfield Middlesex
County New Jersey" Dated December 15, 2017

Proposed Land Use:

Recreation

Staff Recommendation:

Site Plan Approval; Application does not Adversely Affect a County Road

or Drainage Facility

1.  Revised Plans and Resclution Deficiencies
A. Section 11-6 Site Plan Details

NA

B, Section 11-7 Design Standards

C, Other

. Performance Guarantee
Statutory Auth, N.J.8.A, 40:27-6.6

M. Drainage
Contribution Statutory Auth. N.F.S.A. 40-27-6.6
Downstreara County Drainage Facility:

1V, Receipt of a Municipal Drajuage Report

Y. Agreements
A, Stormwater Maintenance Agreement
B. Developer's Agreement
C. Future Improvements Agreement
D. Sight Triangle Agreement

WA
Amount § $0.00

Satisfactory
Amount $ £0.00

Clinton Avenue 2-C-83

N/A

Previousty Received

VI. Dedication and Reservations of County Rond Right-Of-Way N/A
Distance From Centerline Fotal Square Feet
Length of Dedication Width of Dedication
Length of Easement Width of Easement
Pavement Width Date Deed Ts Due

VI. Road Opening Permit N/A
County Road Name and # Hamilton Boulevard (C.R. #603)
Non-Couaty Road Name
Lincar Feet of Frontage
Linear Feet of New Street # of New Driveways

VIII. Approvals and Other Considerations N/A
A, MCMEC C. NIDOT
B. NJDEP D. D&RCC
Planning Area 1287 Feo Submitted $500.00
Revised No Existing # of lots 1
Received 01/24/18 # of New Lots [i]
Number of Extensions 0 Dwelling Units [}
Total Acres 6.13 Existing Parking Spaces N/
Acres of Open Space 0.00 Proposed Parking Spaces N/A
Census Tract # 10.02 Propased Impervious Coverage 120,091
Zone M-3 5Q. FT , Existing Building 35,893
Block # 476 8Q. FT. Proposed Building 0
Lot# 3 Land Use PQP
Plans Prepared By Alfred R. Coco, P.E., P.L.5, Land Use Type REC
Appraval Disapproval
Conditional Approval Review
Void Reconsideration
Withdrawal Deed Extension ﬁ?

Planning Board Staff %u Vi %z//

Anron M. Kirdon, B.F.,, ALC.P., Senior Planner

Engineering Department Staff ﬁk/

Engineer




Site Plan Staff Report and Resolution
MiddEesex County Development Review Committee

Qur File # SP-SP-119
Applicant: DPE South Plainfield Associates, LLC 20 Community Place, Morristown, NJ 07960

Name of Application: Al Seasons Sports Academny" Block 476 Lot 3 Berough of South Plainfield Middlesex
County New Jersey" Dated December 13, 2017

WHEREAS the above-noted application has been filed with the Middiesex County Planning Beard for site
plan approval, and;

WHERLAS the administrative Staff of the Middlesex County Planning Board has reviewed said application
pursuant to Chapter XI of the Site Plan Review Resolution and Chapter X of the Land Subdivision Resolution
of the County of Middlesex and has prepared, filed and reported to the Development Review Committee

of the Middlesex County Planning Board as set forth in staff report dated , February 13, 2018, and;

WHEREAS the Development Review Committee has reviewed the staff report, received any comment
made thereon, and has considered any evidence bearing on said application;

NOW, THEREFCRE, BE IT RESOLVED by the Deveiopment Review Commiftee of the Middlesex
County Planning Board that the attached Staff’ report is accepted by the Subdivision and Site Plan Review
Committee without modifications.

BE IT FURTHER RESOLVED that the Staff prepare a letter in accordance with the Resolution notifying all
appropriate parties or agencies and containing any required instructions and that tie Staff send a copy of this
Resolution when executed.

H\f&(j\' %\/UU\/ 'Eg%%%ﬁi VAUGHN  Chairman

Wendy Wiebalk, Esq.
Acting Planning Board Counsel

Brevelopment Review Committee
MIDDLESEX COUNTY PLANNING BOARD

PLANNING BOARD COUNSEL: I certify that
the specified improvements to be required by the
Development Review Committee, in

my opinion, are within the power of the Planning
Board as provided in N.J.8.A. 40:27-6 et sequitur

DATE ADOPTED: February 13, 2018
DATE EXECUTED: February 13, 2018



FREEHOLD SOIL CONSERVATION DISTRICT

” New Jersey Natural Resources” (Serving Middlesex and Monmouth Counties)

Gonservation Program

4000 Kozioski Road, P.O. Box 5033
Freehold, New Jersey 07728-5033
Tel: (732) 683-8500

Fax: (732) 683-9140

E-mail: info@freeholdscd.org
+ Website: www.freeholdsoil.org

STATE DEPARTMENT OF AGRICULTURE, STATE DEPARTMENT OF ENVIRONMENTAL PROTECTION, RUTGERS SCHOOL
OF ENVIRONMENTAL AND BIOLOGICAL SCIENCES AND UMITED STATES NATURAL RESOURCES CONSERVATION SERVICE, COOPERATING
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Conservation Program
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Freehold, New Jersey 07728-5033
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Fax: (732) 683-9140

E-mail; info@freeholdscd.org
Website: www.freeholdsail.org
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APPENDIX B
SITE PLAN CHECKLIST

applicant: __A11 Seas ons Spor ¢ deaden, vate: Moy, 14 Jeid
Owner; Ph [ K { hor {7l I
Project Location: _ 1706 Ham/[ton Bowulevard ] Sogdh Plah f}’g-fé-{’, M

Block: 7t Lot J Zone: I -2

Project Name: A’ L Je qSpons g/[)a y1s$ Acﬁﬂ/ Erny

Engineer / Designer: M o f hg e c’m’/rj/ LS pl/o A

=]

Two (2} coples of application form: One (1) Original — One (1) Copy.
Application fees and taxes paid.

Twelve (12) copies of site ptan — original submission.

Size of map: 8 1/2" X 14" or 15" X 21" or 24" X 36" folded not rolled.

B. @ O
oo w>

GENERAL INFORMATION TO BE INDICATED ON THE SITE PLAN

E. Name and license number of Engineer / Architect with documents sealed with ralsed seal, original
date and revision dates of drawings.

Project identification, name and address of owner and name and address of applicant.

G. Owner's certificate of concurrence with the plan */ hereby certify that | am owner of record of the site
herein depicted and that | concur with the plan”, Must be signed by the proper authority.

H. The name and address of the owners of all properties within 200" of the boundaries of the
development, as shown by the most recent tax records of ali municlpalities in which such properties
shall lie.

m/ I. Site data schedule showing:

1. Akey map of the site not smaller than 1" — 1,000’ with reference to surrounding areas, zoning

district(s) and existing street locations within 1,000".

Zoning schedute {required and proposed).

Proposed use.

Total site area in acres {thousands of an acre) and square feet,

Total ground floor building area in square feet and percentage of lot coverage.

Total building area in square fest.

Total open space area in square fest and percentage of lot coverage.
NOTE: Not complele if missing,

8. Total area of impervious coverage in square feet and percentage of lot coverage.

9. Number of parking stalls and stall dimensions.

10, Number of employees, total and maximum in one (1) shift.

11. Ratio of parking to building size or occupancy or both, depending on use.

12. Proposed building data: height; setbacks; front, side and rear yard distances. Also, show the
dimensions on the plan.

S NC NS
!

N oSN

B-i

Barough of South Plainfield — 2480 Plainfield Avenue - Soulh Plainfield, NJ 07080 - www.southplainfieldnj.com
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APPENDIX B
SITE PLAN CHECKLIST

Wirilten description of proposed operatlons or aclivities Including controf ¢f noise, water poliution,
glare, air and/for fire and safely hazards,

THE SITE PLAN SHOULD BE ACCOMPANIED BY THE FOLLOWING EXHIBITS:!

Architectural building elevations, including fagade signs and entrances.
NOTE: New huildings and addftions only,

Proposaed sign plan exhibit for all freestanding and fagade signs showing the specific design, letter
style, color, construction and materials, location, size, height above grade or below roof ling, type of
standard, illumination, if applicable,

. Required legend on site plan for endorsement by Board Engineer, Board Chairman and Board

Secretary.

. Written description of a request for hardship varlance, condltional use or specific parmit.

NOTE: The applican! will need to submit a form or waiver,

Environmental Impact Statement (EiS) or waiver request.

Wiitten document of request to waive submission of any required site plan elements. The

applicant must document why a waiver of required elements or exhibits s in the public interest,
consistent with the Master Pian, the overall intent of the land use ordinance, and good development
practice,

*NOTE: An application Is complele with a walver request, then the review period begins.
Additional information and data required by the Board as the rasult of hearings on the application.

FOR PRELIMINARY SITE PLAN

Proof in the form of letters of transmittal that a copy of the application was sant to County Planning
Board; adjacent municipality If property is within 200 feel; New Jersey Department of Environmental
Protection if stream encroachment or wetlands permit is needed or sewer extension required:
Plainfield Area Regional Sewage Authority and / or Piscalaway Township Sewer and / or

South Plainfield Sewer Utilily; New Jerssy American Water Company or Middiesex Waler
Company.

FOR FINAL SITE PLAN
*NOTE: Not needed for completeness, buf needed for final approval - Lelters S-Y,
All conditions of Preliminary Site Plan Approval have been satisfied.
Borough Tax Assessor for ot numbers (if appiicable).
Ereehold Soil Conservation Service — Soll Erosion Sediment Control Plan Gertification.
New Jersey Department of Environmental Protection approvals, including but not limited to:

Sanitary Sewer Extension Permits.

Potable Water Works Permits.

Freshwater Wetlands Letter of Interpretation,

Freshwater Wetlands Transitional Area Waiver.

Authorization for Freshwater Wetlands Statewide General Permits,
Stream Encroachment Parmits.

L ol

W. All conditions of Middiesex County Planning Board final approval met,

B-2
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APPENDIX B

SITE PLAN CHECKLIST
V/E n X, Special approvals (utilities, etc.).
NV,} o Y. All easements, dedications and dead restrictions necessary to implement the plan,
Person Preparing Check List: Date:

d 8,

d o

4 10.
d 1.

i 12,
d 13,

SITE PLAN SHOULD CONTAIN THE FOLLOWING BASIC DATA

Scale not to exceed 1" — 50" {graphic and wril{en); north arrow with reference mertdian; block(s};
lot(s); tax map number(s).

Survey prepared by a New Jersey Licensed Surveyor — no mors than five (5) years old.

Properiy line dimensions showing boundaries of the property existing and proposed monuments,
buiiding setback lines, easements and area dedicated to public use, including existing and proposed
easements, covenants or deed restrictions, water courses and rights-of-way in feet and decimals of
of a foot, and bearings in degree, minutes and seconds,

Location of all existing buildings and structures (e.g. walls, fences, culveris), streets, driveways,
enfrances and exlts on the site and within 200 feet thereof. Structures fo be removed are to be
indicated by dashed lines.

Right-of-way widths of existing and proposed roads from the centerline. Pavement width
measurements. Distances to the nearest intersections with other publlc streets, Plan and profiles
of all existing and proposed streets and utilities.

Location and dimensions of all proposed buildings, structures, roads, driveways, parking areas, etc,

All existing physical features on the site and within 200 feet thereof, including streams, watercourses,
flood plans, existing woodlands, existing trees six inches (6"} in diameter as measured three feet

(3" above grade and significant soll and hydrological conditions such as wetland, ciiff, rock,
outcroppings, and water flows,

Topography showing spot elevations, high and low polints, existing and proposed contours at one
foot (1') intervals extending 200 fest off-site based on New Jersey Geodetic Control Survey
Datum, First floor elevation of all proposed buildings or other structures, also the elevation of the
finished grade at each comer of all structures. -

Parking and loading areas and location of any outside storage facililies shall be indicated with
dimensions for bays, aisles, stalls, curb radii, traffic stands and channelization. Indicated direction of
traftic flow, traffic control devises (signs andfor pavement markings) and sign easements, tabulation
of proposed and required parking spaces. No driveway Is parmitted within five feet (5') of property
lines.

Location and size of fires zones, hydrant locations, fire suppression system, public water location,
size of pipe, flow and pressure data.

Location and design of existing and propesed storm water systems, sanitary waste disposal
systems, potable water supply, and methods of solid waste storage and disposal. Detail of screened
enclosure for solid waste storage, including provisions for source separation of recyclables.

Location and type of ulilities present and proposed including electric, gas, telephone, cable
television, sanitary sewers, storm sewers and water lines. All proposed new utllities installed shall
be underground.

Improvements, such as roads, driveways, curbs, bumpers, sidewalks, sewers and utilities shall be
indicated with profile and plan views, design and construction details and ditmensions.

B-3
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APPENDIX B
SITE PLAN CHECKLIST

a 14, Location and desigh of off-tract improvements necessitated by the proposed development.

a 15. Landscaping and buffering plan prepared by a CLA identifying existing and proposed trees, shrubs,
bushes, ground cover and natural features such as houlders and rock outeroppings. Indicate
botanical and common names of plants and trees, dimensicns at time of planting, Buffer areas
should include location of landscape screening, fencing and berms - provide detaifs,

o 18. Specify on landscape plan the quantity, size and type of proposed landscaping.

& 17. Indicate which existing {rees andfor vegetalion shall be preserved and include notes on methads to
preserve them during construction.

E/ 18. Street frees planted at SPECIFIED intervals ~ usually forty faet (407 on center.
E{ 19. Indicated on landscape plan existing or proposed ulility fines walkways, lighting, etc.

m/ 20. Indicate on the landscape plan, existing and proposed fences, their heights, type and other details.
All retaining walls and their details,

tz( 21. Proposed exterlor lighting plan exhibit showing location of all lights, type of light, manufacturer's
specification sheet, intensity in foot candle, methods preposed to reduce off-site glare on adjacent
property and roads, type and height of light standard or pole. 0.5 foot candles of lighting are
required in all parking and driveway areas,

E/ 22. Storm water runoff control plan.

Percent of impervious coverage.

Grading plan, including spot elevations. Include adjacent property where drainage may impact.
Runoff computations for pre-developed and proposed conditions,

Size, slope, direction of flow, top of curb and grate elevation of structures, invert elevations of all
axisting and proposed storm drains, drainage ditches, watercourses - fifty foot (50) cross-
sections for swales, dilches and channels.

Roof leader size and discharge locations.

Lacation, capacity, outlel details, typical section through basin caleulations for storage capacity,
inflow and outflow hydro graph far storm water detention / retention facilities.

Drainage map and calculations showlng drainage from contributing area prior to and after
development. Indicale the determination of L, Tcand |

8. If additional development is proposed on site with existing detention / retention facilities, provide
capacity calculations.

PN

oo;

b

o 23, Sanitary Sewer Plan. Location and design details of all pipe, manholes, etc. in accordance with
Borough adopted construction standards, Provide a monitoring manhele located one foot {1°) into
the right-of-way. Provide estimated waste water flows,

[m

24. If property is in a flood plan area, it must be noted on the plan.

[mi

25, Additional Information and data required by Development Review Ordinance and / or the
Planning / Zoning Board as the result of hearings on the application.

m}

26, Engineer’s eslimate of the cost of the proposed improvements (sanitary sewer, drainage public
pavement.

27. Performance Guarantees and Engineering Inspections Fees.
28, As-Built drawings of final construction with all revisions and correctlons.

a

Person Preparing Check List: Date:
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APPENDIX B

SITE PLAN CHECKLIST

SITE PLAN REVIEW PROCESS

1. Upon completion of Engineering and Administrative Review, the application is deemed complete and
scheduled for meeting.

2. The Appilication is heard for Preliminary Approval, If the appiicant has requested waivers, and / or prior
approvals have nhot been obtained (Freehold Soll, Middlesex County Planning Board, New Jersey
Department of Environmental Protection, efc.)

Board votes on granting or denial of requested waivers,
Board imposes conditions as they feel necessary,
Board approves or denles Preliminary Approval,

o & ok W

Applicant obtains all necessary prior approvals and corrects plans in compliance with the Preliminary
Approval Resolution. Applicant submits revised drawings and all necessary documentation for
Engineering and Adminis{rative Review,

7. Upon compliance with the Resoiution, the application is scheduled for Final Site Plan Approval.
8. Board hears case for Final Approval,

9, Board grants or denies Final Approval,

10, Plans are signed by Board Engineer, Beard Chairman and Board Secretary.

11, Resolution is memorialized.

12. Case s filed.

NOTE: Should the applicant have no walver requesls and / or prior approvals pending, the Board can grant
Preliminary and Final Approvals at one (1) hearing.
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APPENDIX C

VARIANCE CHECK LIST

Type of
Application

§ 3 8

-N 5 [~ -~ Py 217

5% § aepLicant Al[ Se ¢ dzw(ﬁ-uy oate 572219

xE b '

3¢ 8§ 3 sLock(s)__ M 7& LOT(S)_ = ZONE_p4-3

5 5 8 % § | ENGINEER/DESIGNER /Wéwja ﬁﬁ-mmmg Associates

O T O£ 8 4

¢ &R G

XXX X 4{ )| A | Two (2) coples of application form: One (1) orlginal — One {1) copy.

X | XX X ()8 | Application fees and taxes paid.

X XX X I¢ )/ G. | Twelve (12) copies of site plan — Original submission.

X | X[ X] X [ ()| D. | Survey prepared by a New Jersey Licensed Surveyor. (Nol fess than five
(5) years old.).

X | XX X [ () ]E | Size of Map: BY& X 14" or 15" x 21" or 24" x 36" - folded,

GENERAL INFORMATION TO BE INDICATED ON THE SITE PLAN
X | X | X]| X [ (V) ]|F. ] Name and license number of Engineer/Architect with documents sealed
/ with ralsed seal, original date and revision dates of drawings.
X [ XX X | (V)| G. ] Project Identification, name and address of owner, and name and address
, of applicant,

X | XX X }(Y) ] H. | Owner's ceriification of concuirence with the plan I hereby ceriify that | am

the owner of record of the site herein depicted and thal | concur with the
/ plan.” Must be signed by the proper authority.

X X |X| X (/) [ | The name and address of the owners of al properties within 200’ of the
boundaries of the development, as shown by the most recent tax records
of all municipalities in which such properties shall lie.

X { X (Y) | J. | Slte data schedule showing:

. AKey map of the site not smaller than 1” — 1,000° with reference to
surround areas, zoning districts(s) and existing street locations
within 1,000'."

Q;/Zo,nin_g schedule (required and proposed).

. Proposed use,

w4 Total site area in acres (thousands of an acre) and square fest,

87 Total ground floor building area In square feet and percent of lot
covarage,

w8, Total building area In square feet.

V7%, Total open space area in square feet and percent of lot coverage.

8 Total area of impervious coverage in square feet and percent lot
coverage,

. » Number of parking stalls and stall dimensions,

1{{ Number of employees, total and maximum in one shift,
4/(./ Ratio of parking to bullding size or occupancy or both, depending

on use,
«12/. Propased bullding data: height, setbacks, front, side and rear yard
distances, also show dimensions on plan,
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APPENDIX C

VARIANCE CHECK LIST

"E'a > §
] -§ $ o
25 = 3

g o
IR E
T T 5 2
fe &= D

A X X ()| K| Written description of proposed operations or activities, including
control of noise, water poliution, glare, air and/or fire and safety
hazards.

THE SITE PLAN SHOULD BE ACCOMPANIED BY THE FOLLOWING EXHIBITS:
XX X () | L | Architactural building elevations, including fagade signs and
‘ ;J/} entrances.

X () | M | Proposed sign plan exhibit for all freestanding and fagade signs
showing the specific design, letter style, color, construction and
materials, location, size, helght above grade or below roof Iine, type

. ) of standard, illumination.
X | XX} X [ () | N. | Required legend on site plan for endorsement by Board and
Borough Officials.

AIX | X [ () |0 | Written description of a request for hardship variance, conditional
use or specific permit.

X | { )} | P. | Environmental Impact Statement (EIS).

X XD X () 1Q | Wiitten document of request to walve submission of any required
site plan elements. (The applicant must document why a waiver of
requlred elements or exhibits Is In the public interest, consistent with
the Master Plan, the intent of the land use ordinance, and good

y, development practice.)
X | Xi1X] X | () | R. | Additional information and data requirad by the Board as the result
, of hearings on the application.
X[ XIX] X [ (V|8 | All easements, dedicalions and deed restrictions necessary to
implement the plan.
7 /23)
7
- // T 6 Z‘D /?
Persoii Prepafing Check List ! Dafe

c-2

Borough of South Plainfield — 2480 Plainfleld Avenue — South Plainfleld, NJ 07080 - www. southptainfieldnj.com




SUMMARY
REQUEST FOR A WAIVER FOR AN ENVIRONMENTAL IMPACT STATEMENT

The following is a statement in support of a waiver for the submission of a Environmental
Impact Statement regarding proposed site changes to a 6.2-acre parcel known as Block 476,
Lot 3, in the Borough of South Plainfield, Middlesex County, New Jersey. This summary
has been prepared by Menlo Engineering Associates, Inc. to supplement the applicant
request for a site plan approval for an additional outdoor sports field to an existing recreation
center.

The property is located on the North side of Hamilton Bivd at its intersection with West End
Ave. The site plan includes the addition of two outdoor sports field along with 35 previously
approved parking spaces. There is a minimal change to the site’s previously approved
impervious coverage. The site’s total impervious coverage increases from 34.6% to 35.1%.
The building coverage will remain at 13.2%. The rest of the impervious coverage consists
of parking aisles and spaces. 35 additional parking spaces are proposed to the existing 120
spaces for a total of 155 spaces. This is still well under the 302 spaces required by the
township ordinance. Two turf fields will be provided in the rear of the site. The total area of
proposed turf is 2.6 AC. The stormwater detention basins will be underneath the proposed
fields. The remaining open space will be landscaped to accommodate for any tree removal.

CONCLUSION

Menlo Engineering Associates, Inc. established and evaluated the potential impacts of the
proposed development on the existing baseline environmental conditions in comparison to
the existing conditions, Based on this review, the impacts on-site and to nearby
environmental features resulting from the modifications of the existing conditions will be
negligible and do not exceed the projected impacts anticipated through land use zoning for
the additions to this property.



SUMMARY
REQUEST FOR A PARKING VARIANCE

The following is a statement in support of a parking variance regarding proposed site
changes to a 6.2-acre parcel known as Block 476, Lot 3, in the Borough of South Plainfield,
Middlesex County, New Jersey. This summary has been prepared by Menlo Engineering
Associates, Inc. to supplement the applicant request for a site plan approval for an additional
outdoor sports field to an existing recreation center.

The property is located on the North side of Hamilton Blvd at its intersection with West End
Ave. The site plan includes the addition of two outdoor sports field along with 35 previously
approved parking spaces. No changes will be made to the existing building, The site requires
302 spaces in both the proposed and existing conditions. The current site contains 120
parking spaces. The proposed design provides a total of 155 spaces. Two turf fields will be
provided in the rear of the site. The total area of proposed turf is 2.6 AC. The stormwater
detention basins will be underneath the proposed fields. The remaining open space will be
landscaped to accommodate for any tree removal.

CONCLUSION

Menlo Engineering Associates, Inc. evaluated the difference of the parking within the
existing and proposed conditions. The required parking by the township ordinance does not
increase. However, parking spaces does increase but 35 spaces in the proposed conditions.
Therefore the project will not have a negative impact on the parking within the Jot.



C&H Environmental, Inc. John H, Crow, Ph.D., President

224 Stiger Street Timir B. Hore, Ph.D., CPG, Vice President
P.O. Box 188 908-619-1602 (JHC cell)
Hackettstown, NJ 07840 908-852-4855 (phone)
908-852-5275 (fax)
Wetlands, Water, Soil, & Regulation drjherow@icloud.com

Date:  February 3, 2020

To: Michael Robbins

From: John H. Crow, Ph.@ﬁﬁ?&%

Re: 2700 Hamilton BlV, South Plainfield, NJ
Township’s Memo

As you know, I inspected the site last week and am responding to the Najarian/Robert Bucco Jr. Jetter of
January 24, 2020, pertaining to environmental issues listed in the Engineering Review by item.

Item E.1.2.a-c. pertaining to vegetation and wetlands

Vegetation was removed as part of the implementation of the approved NJDEP wetland fill permit, Soil
Conservation District approval, and municipal approval over the area depicted in those plans.

The current plan is accurate with respect to wetlands. There are no wetlands on site. A man-made ditch
to the west and just off the pavement is not regulated wetland and was present and reviewed at the time
the NJDEP Letier of Interpretation (LOI) was obtained in 2009. The feature is strictly a ditch feature that
carries water from the existing parking lot and is not a regulated feature. Note that the obvious area with
the Giant Reed Grass (Phragmites australis), a noxious invasive, grows in part of the stone fill within the
ditch where ditch cleaning is needed and usually removed by routine maintenance. Such an area is not
regulated wetland.

Some other areas that may have caught the eye of the reviewer include construction areas that are not yet
finished with respect to grading and materials. Where drainage is directed, some wetland plants may
grow there and will be removed when the grading is complete and the drainage maintained. These areas
are definitely not regulated by NJDEP as they are temporary, do not meet the three parameters required,
and are very obviously present because of the incompleteness of the construction.

There is absolutely no reason to file for another Letter of Interpretation.

Item E.5.1. pertaining to soils in the wetland area

At the time of the LOI in 2009 soils within the wetland were studied and were no different in general
character from adjacent areas except that the wetland area in question was slightly lower in elevation.
From our records, it was evident at the time that all the soils in the subject area were Ellington-Urban
Land (EkmB) and consisted of regraded native material across the entire site, including the former
wetland area, with shallow bedrock below (some of the shallow rock was also part of the regraded
material). There is no reason to believe that the filled area, covered with brick and concrete, will be less
supportive of structures or surfaces for sport than any other area within the development area.

& ok ok ook vk ok



To: Joanne Broderick, ZBOA Secretary

From: Bureau of Fire Prevention

Date; February 26, 2020

Re: ALL SEASONS SPORTS ACADEMY

ZB # 01-18, 2700 Hamilton Blvd., Block 476, Lot 3, M-3 Zone,

PROPOSAL: Applicant proposes to amend the existing site plan, additionally the applicant seeks an EIS
{environmental impact statement) waiver and a parking variance

Please be advised that 've reviewed the attached supporting documents & plans dated
February 14, 2020; this agency has no comments or concerns as stated previously in the December 9,
2019. * Please see attached*

Respettfdlly,

o=
William Cont, Fire thspector # 206

| FEB 26 200
908-756-4761 X 20 £ .

WC/MBK
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TO: Borough of South Plainfield Zoning Dept

FROM: John J. Obryk, SREHS (4
Middlesex County Office of Health Services
South Plainfield Office

ZBOA #01-18
Block(s): 476 Lot(s): 3

RE: All Seasons Sports Academy FEB 77 2w

DATE: February 27, 2020

Please be advised this department has no objections to the above referenced plans,

35 Kennedy Boulevard, East Brunswick, NJ 08816
Tol: 732-745-3100 TTY: 732745-8994 Fax: 732-745-25668

www.middiegexcountyn).gov



DATE:

TO:

FROM:

RE:
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_ Joanne Broderick Z/Zé/ 3
Borough of South Plainfield Z
Building / Planning / Zoning Secretary
P - 908-226-7647
jbroderick@southplainfieldnj.com

L7
<o

February 24, 2020

Board Attorney: Alex Fisher, Esq.

Board Engineer: Bob Bucco, PE, CME, CPWM
Board Planner: Stan Slachetka, PP

Traffic Safety Advisory: Lt. David Delair

Fire Prevention: Joe Abbruzzese

Health Department: John Obryk
Environmental Commission: Alice Tempel

Joanne Broderick
All Seasons Sports Academy

ZBOA #01-18
Block: 476 Lot: 3 Zone: M-3

Please review the attached revised plans dated February 14, 2020, Sight
Line Distance Plan and Striping & Signage Plan dated February 14, 2020,
Truck Movement Plan dated February 14, 2020, Stormwater Management
Report with a revision date of February 14, 2020, Operation and
Maintenance Manual dated February 14, 2020, Environmental Assessment
dated February 14, 2020, comment letter from C&H Environment dated
February 3, 2020 and response letter from Menlo Engineering dated
February 21, 2020. | await your new comments.

Reminder... this Application used to be under DPE 2700 South Plainfield.

Associates.

2480 Plainfield Avenue, South Plainfield, NJT 07080
www.southplainfieldni.com




Ronald G. Rios
Freeholder Director

Kenneth Armwood
Deputy Director:

Claribel A. Azcona-Barber
Charles Kenny

Leslie Koppel

Shanti Narra

Charles E. Tomaro
Freeholders

COUNTY+*NJ

" |

DEPARTMENT OF TRANSPORTATION
Office of Planning
Division of Development Review

“RECEIVED
MAR 1§ 2020
PB - ZBOA

February 28, 2020

Ms. Joann Broderick, Secretary for Planning & Zoning Boards

Charles Kenny
Chairperson,
Transportation

John A. Pulomena
County Administrator

Solomon Caviness
Department Head

Douglas J. Greenfeld, AICP/PP
Director

Matthew Vaughn
Chairman, Planning Board

Brenda L. Bleacher
Secretary, Planning Board

Steven D. Cahn, Esq.
Counsel, Planning Board

Borough of South Plainfield Planning Board
2480 Plainfield Avenue
South Plainfield, NJ 07080

Re:  All Seasons Sports Academy
Planning Board File# SP-SP-119
Dear Ms. Broderick:

On January 14, 2020, the Development Review Committee of the Middlesex County Planning Board
reviewed and approved the site plan application entitled, "Preliminary and Final Plan for All Seasons Sports
Academy Borough of South Plainfield, Middlesex County, New Jersey Block 476, Lot 3" and dated November
14, 2019.

The above approval does not in any way relieve the Applicant from constructing all improvements in
accordance with all Federal, State and Local Government regulations and design specifications.

This approval is authorization to the local building official who issues building permits to issue a building
permit for this application,

In addition, the Committee notes that pursuant to N.J.S.A. 40:27 et seq. (40:27.2 and 40:27.6), the
Middlesex County Planning Board does not have the right to review and approve drainage that affects a non-
County road or drainage-way, structure, pipe, culvert or facility for which the County is not responsible. Any
responsibility for inadequate drainage conditions that affect non-County facilities should be reviewed and
approved by the appropriate jurisdictional agency.

75 Bayard Street, New Brunswick, NJ 08901
Phone; 732-745-3812 | Fax: 732-745-8443
www.middlesexcountynj.gov




Ms. Joann Broderick, Secretary for Planning & Zoning Boards
Borough of South Plainfield Planning Board

February 28, 2020

Page 2

Planning Board File# SP-SP-119

If any additional revised plans (other than the plans which have been approved above) are submitted, itis
required that those plans shall be submitted and accompanied by a new application form and fee following our
formal submission process.

T S

Jim Leiitine.

S

Principal Plannef ..
JL:bb S
Encl.
A:spsp119.021

cc: Douglas J. Greenfeld, AICP, PP, Planning Director, Middlesex County
Gary L. Vesce, Director, Office of Public Works
Mrunali Shah, Assistant Engineer, Office of Engineering
# Len Miller, T & M Associates, Borough, Planning & Zoning Board's Engineer
/" Stan Slachetka, T & M Associated, Borough, Planning & Zoning Board's Planner
» Dominic Demico, Building Sub Code Official
~Mary Francis Hildebrandt, Zoning Official
»"Gino Leonardis, Board of Adjustment Chairman
#Robert Ackerman, Planning Board Chairman
Alexander G. Fisher, Esq., Planning Board Attorney
/ arry Lavender, Esq., Zoning Board Attorney
Paul Rizzo, Esq., Borough Attorney
Phil Richards, All Seasons Sports Academy, LLC, Applicant
DPE 2700 South Plainfield Assoc., LLC, Owner
Walter K. Abrams, Esq., Applicant's Attorney
Scott H. Turner, PE, Menlo Engineering Assoc.., Applicant's Engineer

75 Bayard Street, New Brunswick, NJ 08801
Phone: 732-745-3812 | Fax: 732-745-8443
www.middlesexcountynj.gov




Site Plan Staff Report and Resolution

Middlesex County Development Review Committee

Fiieg SP-SP-119
Date of Action January 14, 2020
Applicant:

Title Block of Application:

Type

Site Plan

DPE 2700 Scuth Plainfield Associates, LLC ¢/o Phil Richards 20 Community Place,
Morristown, NJ 07960

"Preliminary and Final Plan for All Seasons Sports Academy Borough of South
Plainfield, Middlesex County, New Jersey Block 476, Lot 3" Dated November 14, 2019

Proposed Land Use: Recreation

Staff Recommendation:

Site Pian Approval; A developer's agreement addressing the potential for future
improvements to be installed along the applicant's frontage of Hamilton Boulevard
has been received

L Revised Plans and Resolution Deficiencies

A, Section 11-6 Site Plan Details N/A
B. Section 11-7 Desipn Standards N/A
C. Other NiA
II.  Performance Guarantee N/A
Statutory Auth. NL.ES.A. 40:27-6.6 Amount $ $0.00
III. Drainage Sufficient
Contribution Statutory Auth, N.J.S.A. 40-27-6.6 Amount $ $0.00
Downstream County Drainage Facility: Clinton Avenue # 2-C-83
IV. Receipt of a Municipal Drainage Report NFA
V. Agreements
A, Stormwater Maintenance Agreement
B. Developer's Agreement Previously Received
C., Future Improvements Agreement
D. Sight Triangle Agreement
V1. Dedication and Reservations of County Read Right-Of-Way N/A
Distance From Centerline Taotal Square Feet
Length of Dedication Width of Dedication
Length of Easement Width of Easement
Pavement Width Date Deed Is Due
VII. Rosad Opening Permit N/A
County Road Name and # Hamilton Bosulevard (C.R. #603)
Non-County Road Name
Linear Feet of Frontage 200
Linear Feet of New Street N/A # of New Driveways NA
VIII, Approvais and Other Considerations NIA
A. MCMEC N/A C. NIDOT N/A
B. NIDEP N/A D. D&RCC N/A
Planning Area 1287 Fee Submitted $350.00
Revised No Existing # of iots 1
Recaived 12/12/19 # of New Lots Q
Number of Extensions 0 Dwelling Units Y
Total Acres 6.22 Existing Parking Spaces 120
Acres of Open Space 0.00 Proposed Parking Spaces 35
Census Tract # 10.02 Proposed Impervious Coverage 95,075
Zone M-3 SQ. FT . Existing Building 35,393
Block # 476 SQ. FT. Proposed Building 0
Lot# 3 Land Use PQP
Plans Prepared By Scott H. Turner, PE Land Use Type REC
Approval Disapprovai
Conditional Approval Review
Void Reconsideration
Withdrawal Deed Extension /

e —
Planning Board Staff ~— — — —<ep—

Jim Lentino, Prifm@

T
Engineering Department Staff

Engineer




Site Plan Staff Report and Resolution
Middlesex County Development Review Committee

Our File # SP-SP-119

Applicant: DPE 2700 South Plainfield Associates, LI.C ¢/o Phil Richards 20 Community Place,
Morristown, NJ 07960 -

Name of Application:  "Preliminary and Final Plan for All Seasons Sports Academy Borough of South
Plainfieid, Middlesex County, New Jersey Block 476, Lot 3" Dated November 14, 2019

WHEREAS the above-noted appiication has been filed with the Middlesex County Planning Board for site
plan approval, and;

WHEREAS the administrative Staff of the Middlesex County Planning Board has reviewed said application
pursuant to Chapter XI of the Site Plan Review Resolution and Chapter X of the Land Subdivision Resolution
of the County of Middlesex and has prepared, filed and reported to the Development Review Committes

of the Middlesex County Planning Board as set forth in staff report dated , January 14, 2020, and;

WHEREAS the Development Review Committee has reviewed the staff report, received any comment
made thereon, and has considered any evidence bearing on said application;

NOW, THEREFORE, BE IT RESOLVED by the Development Review Committee of the Middiesex

County Planning Board that the attached Staff report is accepted by the Subdivision and Site Plan Review
Committee without modifications.

BE IT FURTHER RESOLVED that the Staff prepare a letter in accordance with the Resolution aotifying all

appropriate parties or agencies and containing any required instructions and that the Staff send a copy of this
Resolution when executed.

7 —MJC

STEVEN D, CAHN; Esq. Chairman
’ %N VAUGHN
County Planning Board Counsel Deveiopmerﬁl ﬁt-el:iTe}\*v ommittee
MIDDLESEX COUNTY PLANNING BOARD

PLANNING BOARD COUNSEL: I certify that
the specified improvements to be required by the
Development Review Committee, in

my opinion, are within the power of the Planning
Board as provided in N.J.S.A. 40:27-6 et sequitur

DATE ADOPTED: January 14, 2020
DATE EXECUTED: January 14, 2020



