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MEMORANDUM
To: 
Zoning Board
From: 
Technical Review Committee
Date: 
July 8, 2020
Re: 
Francis E. Parker Memorial Home, Inc. – D(1) Use Variance, Preliminary and Final Site Plan with “C” Variances

11 Dellwood Lane (Block 424.01, Lot 39.08)
As requested, we have reviewed the submitted application materials listed below and issue the following report for the Board’s consideration:
· 7-sheet set of site plans prepared by T&M Associates dated 5/15/20

· 1-sheet set of architectural plans prepared by Spiezle Architectual Group dated 5/7/20
Site/ Project History and Description 
Site and Surrounding Area
The 14.24-acre site is located along the north side of Dellwood Lane just west of its intersection with DeMott Lane (in proximity to DeMott Lane’s intersection with Easton Avenue) within the R-20 single-family residential zone.  The site is occupied by a nursing home that is currently under construction with an expansion (see below).  Surrounding land uses consist of single-family neighborhoods to the west and south, a religious use to the east and a group home (Center for Great Expectations) and an apartment complex (Avalon) to the north.  The site has access to Dellwood Lane as well as via Darlington Boulevard (a private roadway that also provides access to the adjoining group home and apartment complex.

Previous Approval

The applicant received site plan, D(1) Use Variance, D(6) height variance, and C variances for impervious coverage and parking aisle width under Docket ZBA-18-0001 by resolution dated 6/7/18 for the expansion of the nursing home.  While that application involved no increase in the number of nursing home beds it did involve a rather large expansion of the facility to accommodate more living spaces for residents, additional amenities and an adult day care use.  The site plan also involved reconfiguration of the vehicular drives and parking lots and associated modifications to stormwater management facilities.  The expansion is currently under construction. 

Current Application

The applicant now seeks D(1) Use Variance, Preliminary and Final Site Plan with “C” Variances in order to add a 1,400 square foot child day care center in the facility.  Per the application form: 
“A portion of the existing nursing facility will be modified internally to provide amenities to operate a licensed Child Day Care wing at the facility.  The Child Day Care’s primary purpose is to provide care of the Parker’s employees’ children/ grandchildren and promote intergenerational programming opportunities for the Parker at Somerset Elders.”

A D(1) Use variance is required since child day care centers are not a permitted use in the R-20 zone and since the use was not incorporated in the approval granted in 2018.
In addition to the associated internal building modifications the applicant proposes a fenced-in play area adjacent to the child day care facility.  This external modification requires Preliminary and Final Site Plan approval and triggers the need for a slight impervious surface variance: 25% permitted – 38.28% previously approved – 38.44% now proposed. The number of proposed parking spaces exceeds ordinance requirements.
Review Comments

1. The applicant should present testimony explaining the operation of the proposed child day care facility including the number of children and staff.  
2. It is noted that no site plan changes are proposed in association with the drop-off/ pick-up of children.  Thus, the applciant needs to demonstrate how this is anticipated to occur and the ability of the previously-approved site plan design to accommodate that activity.  Testimony should be provided regarding the proposed children drop-off, i.e. is busing proposed or passenger vehicles.  It appears that children will have to access the main entrance of the nursing facility, the applicant should provide testimony regarding how parents/children will be directed into the Child Day Care portion of the building.  In addition, the applicant should provide testimony regarding whether access to the previously approved areas of the building such as the activities room, great room, nursing station, social worker areas will be affected/ limited by the Child Day Care area.
3. Remove all temporary striping/ traffic calming measures along Darlington Boulevard, from the existing condition plan.
4. Inset A, located on site plan sheet no. 5, identifies a cross hatch detail for the proposed playground area.  The applicant should provide additional information identifying the type of surface material, i.e. bonded rubber surfacing, wood fibar, etc., and if playground equipment is proposed.  Playground safe zones and fall height criteria should be provided, if proposed, for further review.  Details should be provided. 
5. Identify the type, and height, of the proposed fencing.  Detail should be provided.

6. A gate should be added to the fence line between the playground area and courtyard.  Detail should be provided. 
7. This application proposes approximately 1,250 square feet of disturbance and 942 square feet of imperivous area.  In accordance with Ordinance §330-7, this project is defined as an ‘exempt development.’  That being said, the applicant’s engineer provided a Supplemental Stormwater Report, that demonstrates the post-developed flow rate increases are de minimis and the overall site stormwater design complies with the N.J.A.C. 7:8 Stormwater Management Regulations. 
8. The project site is located within the review zone of the Delaware and Raritan Canal Commission and the applicant should obtain a certificate of approval or exception from the Commission. A copy of the permit should be provided.
9. The proposed improvements appear to be under 5,000 square feet and a Soil Erosion Plan has been prepared.  The applicant shall submit a Request for Determination of Non-Applicability to the Somerset – Union Soil Conservation District for their review.
10. An Engineering Cost Estimate will be required once final plans are signed-off on by the Board. Upon approval, applicant shall provide appropriate bonds and Engineering inspection fees and attend a pre-construction meeting, prior to the start of any site work.  
11. Note:  No soil can be imported to or removed from the site until a Soil Importation or Exportation Permit has been obtained from the Township as required by the Ordinance. Soil removal shall be in accordance with §206 of the Ordinance.
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