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MEMORANDUM

TO: Zoning Board of Adjustment
West Windsor Township

FROM: Christopher B. Jepson, P.E.
Environmental Consultant

DATE: September 15,2020

SUBJECT: Windsor 1 Developers, LLC (ZB 19-06)
Use Variances & Minor Subdivision
Block 7, Lot 59
VCEA Project No. 20-08-WW

As West Windsor Township's environmental consuitant, Van Cleef Engineering
Associates (VCEA), has reviewed the second submittal of site plans and accompanying
information and visited the site for the above referenced application for use variances and
minor subdivision plan review and offers the following comments for the Board's
consideration:

l. Overview

The applicant is seeking a review of the plans and information submitted for a
Preliminary and Final Site Plan and Minor Subdivision for a Hotel and WAWA food
market and fueling station. The site is located at the intersection of Route 1 and
Emmons Drive. The applicant is requesting to subdivide Lot 59 into 2 sites. The
applicant is also requesting several use and bulk variances including FAR, height of
a structure, MIC, landscaping and signage among others. The applicant is proposing
to construct a 4-story hotel and 5,585 square foot WAWA food market. The site is
located in the B-2 zone (neighborhood center business) where the hotel and fueling
station are conditional uses. The site is 5.51 acres in size and the area to be
developed is 3.98 acres and is primarily impervious coverage with a small portion of
open space that includes wetlands. This is a redevelopment project on the site of
the existing Palmer Inn and Indian restaurant.  The applicant is proposing 176
parking spaces for the entire development.
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. Comments/Recommendations on Pertinent Issues

A. Wetlands

This site has a small area of wetlands (0.56 acres) associated with the small wooded
portion in the rear of the property. The applicant has applied to NJDEP for a
Freshwater Wetland Transition Area Waiver for this project. The existing wetlands
are not outstanding. Please submit the results of the NJDEP application.

B. Greenbelt

There is no recorded or proposed Greenbelt area on this property. Trees in the
small wooded area include primarily maple and sweet gum. Birds observed included
crows, sparrows and blue jays while a large black cat was also seen.

C. Water Quality

This site is located in the Duck Pond Run drainage basin. Duck Pond Run is
approximately 800 feet away. A DRCC permit is required since more than an acre
of additional impervious surfaces are proposed. There is an oil/water separator
shown for WAWA that assists in keeping the sewer in good running order provided
it is maintained properly. The stormwater is either piped to Route 1 or back toward
the small wetland area. Please go into more detail regarding the storm water
management system. Water quality should be kept at it highest level for discharge
in West Windsor Township. The applicant has now indicated that 2 manufactured
treatment devices will be installed for stormwater treatment that are required by the
DRCC. They are Hydro International units (a First Defense MTD and a Downstream
Defender MTD) both approved by NJDEP. One will be installed at each of the 2
discharge points. These units will help keep stormwater discharge at a higher
quality.

D. Environmentally Sensitive Areas

The proposed project site is underlain by the Stockton Sandstone geological
formation. Wissahickon Schist is a geological formation that generally provides
potentially low to moderate aquifer recharge. There are no naturally occurring
slopes greater than 5-10% located on this site. There are no flood hazard areas on
this site. This site has a low erosion hazard. The proposed development will not
take place in any environmentally sensitive area. The project is taking place as a
redevelopment of existing structures with little impact to the existing environment in
that area.

E. Historic Resources
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There are no listed historical sites nearby — Route 1 has always been considered a
historical highway.

F. Other Environmental Concerns/Comments

This site is suitable for the development as shown on the plans. The environmental
concerns are primarily minor while very little clearing is necessary since the project
development area is in a redevelopment area. The proposed internal landscaping
for this project seems somewhat deficient and we defer further comments on this
issue to the Landscape Architect.

The applicant has submitted the West Windsor Township Green Development
Practices Checklist. As the project moves forward please consider the greater use
of green development techniques for this project. We want you to consider the use
of pervious pavement in this project even though a waiver is being requested to
avoid using them. This is an opportunity to promote sustainability and enhance
groundwater recharge. Other applicants have used pervious pavers among other
green building techniques to enhance their projects.

ITEMS PROVIDED FOR REVIEW

e Preliminary and Final Site Plan and Minor Subdivision (19 sheets), prepared by
Dynamic Engineering, LLC, dated January 6, 2020, April 20, 2020 and August
5, 2020.

e  Minor Subdivision Plan and ALTA/NSPS Land Title Survey, prepared by
Dynamic Survey, LLC, dated April 4, 2019 and January 14, 2020.

e Cover Letter, prepared by Nehmad Perillo Davis & Goldstein, PC, dated
January 31, 2020 and revised August 18,2020.

. Development Application, Site Plan Checklist, Subdivision Checklist and
Request for Conditional Use Approval, prepared by Nehmad Periilo Davis &
Goldstein, PC, various dates.

e Application to West Windsor Zoning Board of Adjustment, Request for Bulk
Variance, Request for Variance Including But Not Limited To A Use Or
Structure Not Permitted In A Zoning District and Zoning Board Of Adjustment
Checklist, Prepared by Nehmad Perillo Davis & Goldstein, PC, various dates.

e WAWA Architectural Plan (2 sheets), prepared by Richard W. Luke Architect,
dated October 22, 2019 and December 9, 2019.

e  WAWA Architectural Plan (2 sheets), prepared by Andrew Dorin Architect,
dated August 21, 2020.

e Hyatt House Hotel Architectural Plans, prepared by Horten Architectural
Design, dated March 3, 2020 and August 4, 2020.
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Stormwater Management, Groundwater Recharge and Water Quality Analysis
and Major Development Stormwater Summary, prepared by Dynamic
Engineering, LLC, dated January 2020, February 6, 2020 and April 2020.
Environmental Impact Statement, prepared by Dynamic Engineering, LLC,
dated January 2020.

Mercer County Planning Board Approval dated April 3, 2020.

Mercer County Soil Conservation District approval dated June 4, 2020.
Delaware & Raritan Canal Commission Staff Report dated June 11, 2020.
Freshwater Wetland Transition Area Waiver Application, prepared by DuBois
& Associates, dated February 6, 2020.

Transmittal and Response Letter, prepared by Dynamic Engineering, LLC,
dated August 13, 2020.

If you should have any questions or concerns regarding these comments please contact
me at this office.

cc: Applicant Zoning Board Members
S. Surtees, WWT CD E. Schmierer, Mason, Griffin & Pierson
D. Novak, Burgis Associates J. Kochenour, Traffic Consultant

D. Dobromilsky, Landscape Architect . Hill, Consultant Engineer
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SURINDER S. ARORA, PE (609) 844-1111 » Fax (609) 844-9799

President WWw.arorapc.com
MEMORANDUM

DATE: September 16, 2020

TO: West Windsor Township Zoning Board of Adjustment

FROM: Jeffrey A. L’ Amoreaux, P.E., Traffic Consultant

QWM“\“W

SUBJECT:  Windsor 1 Developers, LLC
Preliminary and Final Major Site Plan, Minor Subdivision and Variances
Comment Review Memo #2
7ZB19-06
3499 US Route |
Block 7, Lot 59
West Windsor Township, Mercer County, New Jersey

We are in receipt of the following information for review pertaining to applications for Preliminary and
Final Major Site Plan approval, Minor Subdivision approval and variances for a proposed Wawa food
market and vehicle fueling pumps, and a proposed Hyatt House hotel to be located along US Route 1
southbound at Emmons Drive:

e One set of Site Plans titled “Preliminary and Final Site Plan & Minor Subdivision” (23
sheets) prepared by Dynamic Engineering Consultants, P.C., dated January 6, 2020, last
revised August 5, 2020

e One copy of the Hyatt House Hotel front entrance rendering, prepared by Horten
Architecture & Design, dated August 4, 2020

e One sealed copy of Wawa Gas Canopy and Trash Compound elevations and illustrations
for Store #8447, prepared by Andrew Dorin, Architect, dated October 22, 2019

e One sealed copy of Wawa Store elevations and illustrations for Store #8447, prepared by
Andrew Dorin, Architect, dated December 9, 2019

e One transmittal letter from Stephen R. Nehmad, Esq. to Barbara Watson of West Windsor
Township, dated August 18, 2020

e The following West Windsor Township applications, completed by the applicant:

o Development Application Control Number ZB19-06, executed February 12, 2020
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Zoning Board of Adjustment Checklist, undated

Application to West Windsor Zoning Board of Adjustment, executed and undated
Site Plan Checklist, completed and undated

Subdivision Checklist, completed and undated

Request for Bulk Variance, completed and undated

Request for “D” Variances, completed and undated

o O O O O O

e One copy of an Application Letter prepared by Nehmad, Perillo, Davis & Goldstein dated
January 31, 2020

e One copy of a response letter from Matthew Sharo, P.E., P.P. and Ryan MacNeill of
Dynamic Engineering Consultants, PC, to Barbara Watson, Zoning Board Secretary, dated
August 13,2020

e One copy of traffic counts for Meadow Road and Canal Pointe Boulevard, dated September
2019, conducted by Dynamic Traffic, LLC

e One copy of traffic volume figures (total of 12), undated, prepared by Dynamic Traffic,
LLC

e One copy each of a Minor Subdivision Approval, Site Plan Approval for Wawa, and Site
Plan Approval for Hyatt, all dated April 3, 2020 from Leslie R. Floyd, Planning Director
for Mercer County, to Matthew Sharo, PE, PP of Dynamic Engineering Consultants, PC

¢ One copy of a Staff Report issued by the Delaware and Raritan Canal Commission, dated
June 11, 2020.

e One copy of a Soil Erosion and Sediment Control Plan Certification from the Mercer County
Soil Conservation District, dated June 4, 2020

e Copies of four New Jersey Police Crash Investigation Reports for incidents near the
intersection of Emmons Drive and Wheeler Way

e Copies of Synchro 10 roadway capacity analysis reports, dated July 7, 2020.

For the purposes of this memorandum, US Route 1 is oriented to the north and south, and the proposed
project is situated along the southbound side of US Route 1, also known as Brunswick Pike, on the
southwest corner of the intersection with Emmons Drive. US Route 1 is divided at the Emmons Drive
intersection; there is no access to or from northbound US Route 1. The property is bounded by Emmons
Drive to the north, US Route 1 to the east, a shopping plaza (Windsor Green Shopping Center) containing
Marshall’s and Whole Foods to the south, and a driveway to the same shopping plaza to the west. Across
Emmons Drive from the site is a Pep Boys automotive supply store and repair facility. Across the western
shopping center driveway from the site is A-1 Limousine services. The project site is currently occupied
by a hotel containing a restaurant — The Palmer Inn and The Anjappar Indian Bar and Grill.



Page 3 of 10 ARORA and ASSOCIATES, P.C.
Consulting Engineers

The project proposes the construction of a free-standing 5,585 SF Wawa convenience store and 16 vehicle
fueling positions and a separate four-story 120-room Hyatt House hotel. The Wawa store will be closest to
the corner of US Route 1 and Emmons Drive, and the Hyatt House hotel will be located about 200 feet to
the west. The project is located in the B-2 zone, where convenience stores are permitted by right, and as of
August 17, 2020 vehicle fueling and hotels are also permitted uses, whereas prior to that date, they were
conditional uses.

This proposed development will be served by a right-in/right-out driveway from/to southbound US Route
1, and three full-access driveways along Emmons Drive. No direct vehicular connection is proposed to the
adjacent shopping plaza (Windsor Green) containing Marshall’s and Whole Foods, among other retail uses.
Currently, the uses on the project site are served by a single full-movement driveway along Emmons Drive,
and a right-in/right-out driveway along US Route 1.

Parking is proposed for S0 spaces around the Wawa convenience store, not including the sixteen fueling
positions. Two of the 50 parking spaces are to be designated as handicap-accessible and another two are
for use by customers using the air inflation pump. At the Hyatt House hotel, 126 parking spaces are
proposed with six proposed as handicap-accessible.

We have completed our review of the above-referenced documentation and offer the following comments
for the Board’s consideration. Our original comments from our May 26, 2020 memorandum remain in this
memorandum, and our new comments, based on Dynamic Engineering Consultants, PC’s August 13, 2020
response letter, are presented in italics. (The point-by-point response letter submitted by Dynamic is
appreciated.)

General Comments

1. The applicant is proposing three driveways accessing Emmons Drive, over the course of
approximately 325 feet. Section 200-29.1.(1)(f) of the Township Code states:

“Where two or more driveways connect a single site to any one road, a minimum clear distance
0f 200 feet measured along the right-of-way line shall separate the closest edges of any two such
driveways. Where such development fronts on an arterial street, access to parking and service
areas, where practicable, shall be provided by a single access to the arterial street.”

The driveways do not appear to conform to this provision of the code as they are each within 200
feet of each other (approximately 95° and 110”, respectively). On Sheet 3 of the project plans, under
General Notes, item 12D, the applicant designates this section of the code as “not applicable”. We
do not understand this interpretation, and the applicant will need to justify the assertion. It appears
to us that adherence to this section of the Township Code may have far-reaching implications for
the site layout as it is now proposed.

It is our opinion that neither the intent nor the spirit of the Code is satisfied through the proposed
Emmons Drive access road provisions.
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Four access points between US Route 1 and the Windsor Green driveway access would be in place,
a total distance of approximately 800, metrics that are not in keeping with current day access
management provisions.

It is recommended that the consolidation of some of these access points be pursued.

It appears that one or at most two access points can be provided to accommodate the Wawa/hotel
uses so that the spacing provisions contained in the above-referenced Code section can be achieved.

Modifying the site’s proposed access provisions should include eliminating the two-way dead-end
aisle behind the hotel.

Comment partially satisfied The Applicant will request a waiver to allow the two hotel lot
driveways.

2. North of the proposed project, US Route 1 has its curb lane designated as a right-turn-only lane.
The applicant should verify with the New Jersey Department of Transportation (NJDOT) if this
designation is going to remain as-is or be extended to the south along the property frontage. We
recognize this is an access matter under NJDOT’s jurisdiction, but never-the-less an important
access consideration regarding access into Emmons Drive as well as access into Wawa’s US Route
1 access.

Comment open. The applicant’s engineer has yet to offer evidence that they contacted the NJDOT
10 resolve the question posed in our earlier memorandum.

3. The proposed Wawa development is projected to produce 464 driveway movements (232 in, 232
out) during the morning peak hour. This is consistent with our observations at other Wawa sites in
the Greater Philadelphia area. This amount of traffic equals one driveway movement slightly more
frequently than every eight seconds.

Wawa sites of a similar nature include in their traffic flows trucks with trailers (e.g. landscaping
crews or utility crews) which do not maneuver with the same efficiency as passenger cars and which
present on-site parking problems. Provisions for these types of vehicles are to be provided. On-
street parking is not an option.

Because the Wawa convenience store and the land uses in the Windsor Green shopping center
typically experience non-coincident peak hours, an interconnection would benefit the overall
driveway and roadway system. Specifically, the intersection of the Windsor Center shopping center
driveway with Emmons Drive (near A-1 Limousine) experiences lunchtime and evening peak
congestion. In our professional opinion, an interconnection between Wawa and Windsor Green will
allow for optimal use of all driveways by motorists throughout the day. An interconnection between
the properties could be constructed as an extension of the Windsor Green property’s access aisle
currently behind Wendy’s restaurant, entering the site near the Wawa trash enclosure.

It is noted that a pedestrian connection is proposed between the subject site and Windsor Green.
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Also, commentary is to be provided regarding the availability of diesel fuel on this site and, if it is,
how will tractor trailer use be restricted?

Comment partially satisfied. We understand that tractor trailers will be restricted by Wawa fueling
personnel. We still recommend that the applicant consider construction of an interconnection to
the Windsor Green shopping center, and provide evidence of a good faith effort to do so, based upon
transportation engineering principles as stated in the book “Transportation and Land Development,
2" Edition” published by the Institute of Transportation Engineers. On page 8-5, the book states
“Provide unified parking and circulation with adjacent compatible land uses whenever possible.”

4. We are concerned about the level of congestion which could occur at the Emmons Drive entrance.
Motorists entering the site could face some indecision in the throat of the entrance as they search to
find an open fueling position, prohibiting other motorists from entering and exiting the site causing
potential congestion on Emmons Drive and within the throat area.

In order to mitigate potential operational problems at the Wawa’s first internal intersection off of
Emmons Drive, it is recommended that a “deeper” throat area be provided for this site driveway
access.

Another point to note is the proximity of parking to this access point/throat area. This parking is to
occur along a major access road for the site that will transport a fairly large volume of traffic
associated with the Wawa operation and, to a lesser extent, hotel traffic.

It is recommended that the parking be removed (10 spaces) along the west side of the main
circulation aisle between the first internal site intersection and a proposed landscaped island to the
south of it.

These 10 spaces are to be used for hotel employee parking. Eliminating these spaces and relocating
these spaces elsewhere on-site will eliminate the proposed Employee Parking signs from being
installed in an unprotected space.

Comment open. We respectfully disagree with the applicant’s traffic engineer’s professional
opinion that the Emmons Drive driveway will experience moderate use. In our opinion, it will
experience heavy use, based on the character of US Route 1. Route 1, for all intents and purposes,
operates much like an expressway, given ils nearby full interchanges with Meadow and
Quakerbridge Roads. Although a driveway will be provided to US Route 1, in our opinion, many
motorists will avoid it if they can, simply because of the “hassle” of decelerating from using Route
1. Therefore, we asked the question of whether NJDOT is planning to extend the right lane “right
turn only” status to the south of the site (see comment 2.)

We encourage the applicant to arrange for extension of the right lane/right-turn restriction south
well past the site, as that will promote smoother deceleration and acceleration from and onto Route
1. Absent that designation, we believe that Wawa motorists will avoid using Route I whenever
possible, and use Wheeler Way and Emmons Drive instead, and disproportionately concentrate
traffic at the Emmons Drive driveway. This is another reason we advocate for interconnection to
Windsor Green shopping center — to thin the concentration of traffic on municipal roads.
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5. The intersections of Emmons Drive/Windsor Green Shopping Center Driveway and Wheeler
Way/Meadow Road/Canal Pointe Boulevard are to be included in the Traffic Impact Study. PDF
versions of Synchro analyses, and SimTraffic video capture files of each intersection should be
provided for our review.

It is anticipated that these two additional study locations (with local roads) could experience an
appreciable increase in traffic. Additional commentary is provided in the following items.

Comment partially satisfied. The applicant’s engineer has stated that because the Windsor Green
Driveway and Emmons Drive is related to a private driveway, it is outside the scope of services of
their traffic study. Regardless of public or private status, our personal direct observations of the
intersection in question reveal substantial queuing on the Windsor Green Driveway approach, and
its proximity to Wheeler Way (250 feet) results in bona fide congestion during weekday evening
peak hours. Part of the reason for our discussion in item 4, above, regarding the hassle factor of
using Route 1 is evidenced by the heavy use of the back entrance to Windsor Green. Perhaps
designation of the right lane along Route 1 in front of Windsor Green and the proposed Wawa would
be of benefit by reducing traffic using rear entrances. At any rate, we recommend the applicant
study and address this issue, and as previously requested, contact NJDOT about extending the right
lane/right turn only designation along Route 1.

Capacity analysis of Wheeler Way/Meadow Road/Canal Pointe Boulevard is forecasted to provide
acceptable performance based on information provided by the applicant’s traffic engineering
consultant.

6. The Woodstone 443-apartment residential development is now under construction on the west side
of Wheeler Way near the Princeton Theological Seminary housing. Traffic from Woodstone was
accounted for in the Traffic Impact Analysis on page six, by including it in a one percent per year
background growth rate, as the study indicates that there were “no other developments in the vicinity
of the site that have been approved but not yet constructed that are identified as significant traffic
generators.” We believe this may be an incorrect assumption by the applicant. Woodstone was
approved by the West Windsor Township Planning Board on June 18, 2018, however, traffic counts
for the Wawa/hotel project were conducted in the Fall, 2019. It is recommended that all traffic
analyses include traffic from Woodstone as “add-on” traffic volumes, not as part of the 1%
background traffic growth.

Comment satisfied, based on information provided by the applicant’s traffic engineer. Levels of
service are not expected to change appreciably, in this analysis, due to addition of Woodstone

traffic.

7. Notwithstanding the validity of traffic counts and future projections, the intersection of Emmons
Drive and Wheeler Way was included in the Traffic Impact Study and is expected to operate with
Levels of Service of “C” or better. However, we recommend the applicant examine the operation
with an all-way STOP configuration and examine eight-hour warrants for all-way STOP control.
The applicant should consider Section 2B.07 Multi-Way Stop Applications of the MUTCD, which
under Options, states:
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“An intersection of two residential neighborhood collector (through) streets of similar design
and operating characteristics where multi-way stop control would improve traffic operational
characteristics of the intersection.”

From the on-going Woodstone project, the Traffic Impact Study recommended that the existing Stop
control be removed from the two Wheeler Way approaches and placed on the Emmons Drive
approaches. In conjunction with this, the recommendation was also made to provide a channelized
Yield-control westbound right turn movement from Emmons Drive onto Wheeler Way northbound.

This traffic control provision should also be studied in light of the additional traffic to be placed into
this intersection by the proposed project.

The applicant’s traffic engineer is to provide a recommendation regarding the appropriate traffic
control for the intersection.

Comment satisfied. The applicant’s traffic engineer has conducted an analysis as requested and
has offered a recommendation that the STOP control at Wheeler Way and Emmons Drive remain
as is, with STOP signs posted on the Wheeler Way approaches. We concur with their analysis.

8. The directional distribution of new site-generated traffic should be reviewed. Our experience
indicates that more traffic may use Emmons Drive and Wheeler Way (connecting to Meadow Road
and Canal Pointe Boulevard) than the Traffic Impact Study cites. Motorists familiar with the area
will tend to use these local roadways as a “back entrance” to Wawa rather than use US Route 1.
Traffic patterns from the existing Windsor Green shopping center should be used as a guide to
determine the traffic effects on the collector roadway system to the site’s west and north (especially
along Canal Pointe Boulevard).

In particular, traffic with a northerly and westerly orientation from/to Princeton and the residential
area along Canal Pointe Boulevard would be inclined to use Canal Pointe Boulevard and Alexander
Road.
Comment open. See discussion in items 3, 4 and 5, above.

9. The applicant is to acknowledge a commitment to provide its fair-share, off-tract financial
contribution to the Township’s Roadway Improvement Program, or actual off-tract improvements
as identified by this project.

Comment satisfied. The applicant’s engineer has acknowledged same.

Site Plan Comments

10. Section 200-27.B.2 of the West Windsor Township ordinance requires six bicycle parking spaces
on the Hyatt property, rather than four.

Comment satisfied.
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Consulting Engineers

Per section 200-27.D(2) of the West Windsor Township Code, the Hyatt House property requires a
loading berth, which is not provided. A design waiver will be required by the Zoning Board of
Adjustment if one cannot be provided.

The types and frequencies of deliveries associated with the hotel are to be provided along with the
type of anticipated delivery vehicle.

Comment partially satisfied. The applicant will provide testimony and request a waiver from this
requirement.

Sheet 5 — Site Plan

12.

13.

14.

15.

16.

17.

18.

The NJDOT type of ADA curb ramp should be noted on each plan. The westernmost ramp on the
site plan (along Emmons Drive) should be examined for conformance to ADA guidelines and
modified if necessary. Comment partially satisfied. The westernmost ramp still needs to be
examined.

The detectable warning surface on the southwest corner of Emmons Drive and US Route 1 should
be considered for removal as there is no receiving sidewalk on the north side of Emmons Drive.
Comment satisfied. NJDOT has requested reconstruction of the related curb ramp.

No Parking signs should be shown for installation along Emmons Drive on the project side. The
appropriate sign detail should be shown in the plan set. Comment partially satisfied. Although the
applicant will allow the existing signs to remain on the Demolition Plan, we recommend applicant’s
engineer determine the number of signs needed by Title 39 and add the minimum number of signs
necessary to be in conformance.

Cross-hatched areas should be defined in the plan set details. They may be pavement markings.
Comment partially satisfied. We recommend using 24" wide epoxy stripes, 12’ on center at 45
degrees, like NJDOT gore striping. Use white markings, see comment 31.

No thermoplastic pavement marking materials should be used on concrete. Thermoplastic won’t
adhere to concrete over the long term. The applicant should consider using epoxy materials instead
on concrete. Thermoplastic markings are acceptable on asphalt pavement. The general “rule-of-
thumb” is to use thermoplastic materials for transverse markings and epoxy paint for longitudinal
striping. Comment satisfied.

Signing indicating No Parking Loading Zone should be placed on the Wawa building. Sign details
should be included in the plan set appropriately. Comment satisfied.

Stop bars should not be striped unless required by NJDOT in areas under their jurisdiction, and at
the Emmons Drive access driveways. Comment satisfied.
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19.

20.

21.

22.

23.

24.

25.

26.

27.

28.

29.

Consulting Engineers

Striping is shown in the area of the air pump. Details (color, dimensions, stripe width) should be
indicated. Comment partially satisfied. Use white markings, see comment 31.

The proposed traffic island at the US Route 1 access seems small. Industry standards’ rule of thumb
is 150 square feet minimum, 100 square feet absolute minimum. We recognize this is under NJDOT
jurisdiction. Comment satisfied. NJDOT s minimum square foot requirement is 75 square feet and
83 square feet are proposed.

Along the southerly parking row for the Wawa site, 11 parking spaces are shown leading to a total
site parking supply for Wawa of 51 spaces. This total will require one additional handicap-
accessible space to be provided. Comment satisfied. The total number of spaces has been revised
to 50, which still meets ordinance requirements, and the outstanding space was converted to an
accessible space.

A ONE WAY right sign is recommended for installation on the “Jersey barrier” at the right-in/right-
out exit on US Route 1. It’s recognized that this matter is NJDOT’s decision. Comment satisfied.
The applicant is not proposing a sign, in keeping with their observations of other areas along Route
1.

STOP signs on the site should be limited to site driveway intersections with Emmons Drive and US
Route 1. We recommend against “oversigning” the site. Comment satisfied.

Pavement markings should be limited to parking stalls, loading areas and required Americans with
Disabilities Act (ADA) markings. Two-way drive aisle pavement marking arrows are not necessary.
We recommend against “overmarking” the site. Comment satisfied.

Pursuant to Code Section 200-29M.(4), “hairpin” striping is to be used to designate parking spaces
on-site. Comment partially satisfied. Testimony will be provided in concert with a waiver request.

All trees within sight triangles and within ten feet of paved areas should be limbed to a minimum
height of seven feet. In similar locations plantings should not exceed three feet in height. These
dimensions are necessary to maintain driver’s eye height sight distance. This may be handled with
a note appropriately placed in the plan set. Comment satisfied.

Trees should not be planted in areas of traffic signing. Comment satisfied through addition of a note
on the plan (Sheet 8.)

A street tree is proposed in the sight triangle on Emmons Drive. Any such tree should be limbed to
the minimum 7° height and also have their locations reviewed to avoid a “wall-appearing”
obstruction to the access point sight triangles. Comment satisfied through addition of a note on the
plan (Sheet 8.)

A Truck Turning Template is to be provided for a typical West Windsor Township fire truck. This
template is to show access into and out of the site as well as through both the Wawa and the hotel
sites. Comment satisfied through furnishing of plan, recognizing that Township emergency officials
may possibly conduct their own review.
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30.

31

32.

33.

34.

35.

Consulting Engineers

Trash provisions for the proposed hotel are to be shown/discussed. A Truck Turning Template for
a refuse truck for the hotel site is to be provided. Comment satisfied through furnishing of plan;
applicant indicates that testimony will be provided.

Parking stall stripes shall be white, not yellow, per the MUTCD, in Section 3B.19. Pavement
markings/striping on the site shall be installed in white except blue as required by the ADA for
handicap parking stalls. Comment open. Stall stripes are still designated as yellow.

A No Left Turn sign is shown without a sign border; a border is to be added. Comment satisfied.
The A.D.A. Parking Sign on Bollard Detail is to be revised as follows:

a) The Van Accessible Plaque is to be designated as R7-8P and shown with a size of 187 X 97.
b) The Penalty Plate is to be shown with a size of 10” X 12” and designated as “Penalty Plate”.
The R7-8P designation is to be removed.

Comment satisfied.

For the Accessible Parking Sign detail on the Wawa Construction Details (Sheet 15 of 19), the sign
revisions are to be made to coincide with those described in Comment 33., a) and b) above.
Comment satisfied.

Wherever Yield signs are to be installed, they are to be an MUTCD-compliant sign of 36” X 36" X
36”. If these signs are not used, they are to be removed from Sheet 16 of 19, Wawa Construction
Details. Comment satisfied.

This concludes our comments currently. Additional comments may be provided as the project moves

forward.
CC’s: Lisa Komjati Ed Schmierer, Esq.
Sam Surtees Joseph Burgis, P.P., AL.C.P.
Ian Hill, P.E. David Novak, P.P., AL.C.P.
Tim Lynch Dan Dobromilsky, L.L.A., P.P., C.T.E.

Chris Jepson, P.E. Stephen R. Nehmad, Esq.



West Windsor Township
Fire & Emergency Services

Memorandum
DATE: September 11, 2020
TO: Sam Surtees, Land Use Manager
FROM: Chief Timothy M. Lynch
REGARDING: ZB 19-06, Windsor 1 Developers, LLC — 2"? Review
OVERVIEW

The current application regards a one hundred twenty (120) room hotel, a 5,585 square foot
convenience store (Wawa), and 16 pump fueling station.

ACCESS

Further information needs to be provided regarding the parking lot layout to ensure
compliance with Township Ordinance regarding fire apparatus turning radii for fire
department emergency access. Although there is a plan addressing a fueling and delivery
vehicle path for the convenience store, there is no information pertaining to access at the
hotel site. Applicant has provided a composite drawing showing a circulation plan
for West Windsor fire apparatus. The drawing appears to show a requirement to
overrun curbing in front of the hotel. We would ask the Township Engineer to
evaluate this plan and determine compliance.

Applicant shall limit the number of trees in close proximity to the building, specifically in
areas without direct street access, to allow access to higher floors by the fire department
with ladders. Applicants landscaping plan shows several large trees in the area of the
hotel which may hinder firefighters from using ground ladders to access areas of the
hotel without roadway access.

WATER SUPPLY FOR FIRE PROTECTION

Current plans presented only show one single pre-existing fire hydrant along Emmons
Drive as the sole firefighting water supply source for the entire property. Additional
hydrants would need to be located at the front entrance of the hotel, as well as along the
Route 1 entrance to the convenience store. Plans still only show existing hydrants and
do not propose any additional hydrants. This one hydrant would not be adequate to
provide fire protection water for this proposed site.

We request the installation of fire department standpipes in each stair tower of the hotel.
The standpipes shall have 2 %" national standard thread hose outlets on each star tower

FIRE 8 EMERGENCY
SERWICES

Honor ~ Integrity ~ Loyalty



floor landing. The standpipes shall be tied into the fire sprinkler piping so that there will
only be one fire department connection.

MISCELLANEOUS

The position of the fire department connection that supports the fire sprinkler system

shall be at the front of the building.

Applicant should be aware that under N.J.A.C. 5:70, 510.1 Emergency Responder Radio

Coverage — “All new buildings shall have approved radio coverage for emergency

responders within the building based upon existing coverage levels of the public safety

communications systems of the jurisdiction at the exterior of the building.”

e The applicant may be required by the construction official to conduct a radio signal

strength survey of the building while under construction, and if deemed necessary
a radio signal amplification system would need to be installed.

Applicant is requesting a variance requiring a designated loading area for the proposed

hotel. If granted, delivery vehicles would be required to park in the same zones which

would be used for emergency vehicle access, delaying any emergency response.

Proposed plans do not show a designated refuse disposal area for the hotel. This could

lead to a build up of refuse materials in storage areas within the hotel, which would

increase fire load and could cause a fire hazard.

CONCLUSION

More information is needed before a conclusion can be formed.

Honor ~ Integrity ~ Loyalty



MASON, GRIFFIN & PIERSON

A PROFESSIONAL CORPORATION
COUNSELLORS AT LAW

MEMORANDUM
To:  West Windsor Township Zoning Board of Adjustment

From: Edwin W. Schmierer, Esq.
West Windsor Township Zoning Board of Adjustment Attorney

Date:  September 14, 2020

Re:  Applicant: Windsor 1 Developers, LLC for Minor Subdivision Approval,
Preliminary/Final Major Site Plan Approval, " Relief, ""d(4)" Floor Area Ratio
Variance Relief, ""d(6)" Height Variance Relief, ""c¢" Variance Relief and Design
Waiver Relief for the Development of a Hotel and Motor Vehicle Service
Station/Convenience Store on U.S. Route 1 South near its Intersection with Emmons
Drive (3499 U. S. Route 1; ZB19-06) (Revised)

The above application will be considered by the West Windsor Township Zoning Board
of Adjustment at an in-person meeting on September 24, 2020.

The property that is the subject matter of the application is designated as Block 7, Lot 59
on the West Windsor Township Tax Map and commonly known as 3499 U.S. Route 1
(hereinafter referred to as the "Property"). The Property currently consists of 5.51 + acres of land
and is currently improved with a hotel and restaurant.

Following discussions with the Township staff, consultants, NJDOT and the West
Windsor Township Council adopting Ordinance 2020-17 which took effect on August 17, 2020
concerning revisions to the B-2 Zoning District Standards, a revised application including revised
plans by Dynamic Engineering dated August 5, 2020 have been submitted for your review and
consideration.

Windsor 1 Developers, LLC (hereinafter referred to as the "Applicant") is the contract



MASON, GRIFFIN & PIERSON

A PROFESSIONAL CORPORATION
COUNSELLORS AT LAW

September 14, 2020
Page 2

purchaser of the Property and proposes two separate uses on the property. In order to facilitate
those uses, the first relief sought by the Applicant is a minor subdivision approval. If approved,
the Property would be divided into two separate lots. One of the lots, containing 1.64 acres of
land immediately adjacent to U.S. Route 1 South would contain a Wawa convenience store in
conjunction with a gasoline service station. Prior to the adoption of Ordinance 2020-17, this
proposed use was a conditional use triggering use variance relicf for the Applicant. The new
ordinance makes this a permitted usc in the B-2 Zoning District. The second proposed lot which
consists of 3.86 acres of land would be located beyond the Wawa convenience store and gasoline
service station adjacent to Emmons Drive. This lot would contain the proposed 4-story hotel
building and related improvements. A hotel is also now a permitted use in the B-2 Zone.

1. Wawa Proposal:

The Wawa convenience store would consist of an area 5,585 square feet. In front of the
store, adjacent to the highway, would be four kiosks and eight fueling stations. The following

variance relief is sought:

A. Section 200-202G Maximum Improvement Coverage: Under the new

ordinance, the maximum improvement coverage permitted is 55%. The
Applicant seeks permission to develop this portion of the Property at
82.7%. A bulk variance, therefore, is required.

In addition, the Applicant seeks waiver relief from certain design standards including
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landscaping issues, screening parking areas and signage. A listing of these waivers or exceptions

will be set forth in the Burgis Associates Planning Memorandum in detail.

II. Hotel Proposal:

In order to construct the proposed hotel, which is also a permitted use, the Applicant

seeks the following variance relicf:

A.

Section 200-202F Floor Area Ratio ("FAR™). Under the bulk regulations

for the B-2 Zoning District, a maximum FAR for a multistory hotel is
0.35%. The Applicant's proposed hotel has an FAR of 0.45%. A d(4) use
variance is required.

Section 200-2021.(1) Maximum Building Height: The maximum height of

a hotel is permitted to be four stories but not more than 55 feet. The hotel
proposed by the Applicant has a total height of 61.33 feet. This includes a
13.08-foot architectural tower. The actual hotel building itself is 48.25
feet in height. A d(6) use variance is required.

Section 200-202.B. Front Yard Setback: The minimum front yard setback

required for the hotel is 125 feet. The hotel is proposed to be set back

from Emmons Drive 11.10 feet. A bulk variance is required.

1. Legal Standards:

A.

Use Variances: As indicated above, two use variances are required. For
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the d(4) FAR variance, the decision in Randolph Town Center v.

Township of Randolph, 324 N.J. Super. 416 (App. Div. 1999) provides

guidance to the Board. In order to gain approval for an FAR greater than
that permitted by ordinance, the Applicant must satisfy the Board that the
Property will accommodate any problems associated with a floor arca
greater than that permitted in the district. If the Applicant can demonstrate
that a more intense use of the Property, as reflected by a Floor Area Ratio
in excess of that permitted in the zone and the Property can still function
properly, then this use variance relief can be granted. The other use
variance is the d(6) height variance. Technically, the height of the
proposed hotel is 61.33 feet whercas 55 feet is permitted. As indicated
above, however, and as depicted on the Ben Horten Architectural
Rendering of the Hyatt House Hotel, there is an architectural tower located
on the corner of the building which undoubtedly holds mechanicals for the
building which add 13.08 fect of height to the structure. The usual
concern when a height use variance such as this one is sought is whether
or not the additional height would have a detrimental impact on adjacent
uses and deprive those uses of appropriate air and light circulation (sec

Jacoby v. Englewood Cliffs Zoning Board of Adjustment, 442 N.J. Super.
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450 (App. Div. 2015). As the rendering illustrates, this tower feature
affects only a portion of the overall structure with the actual 4-story of
hotel rooms below the 55-foot requirement.

Five affirmative votes by the Board are required to approve these use variance requests.
The Applicant must satisfy the Board that there are "special reasons" to grant the requested relief
and satisfy the "positive criteria." It is anticipated that the Applicant will seek to persuade the
Board that allowing for the redevelopment of the Property satisfies one or more of the purposes
of zoning under the Municipal Land Use Law ("MLUL") at N.J.S.A. 40:55D-2 (see Burbridge v.
Mine Hill Tp., 117 N.J. 376 (1990). Additionally, the Applicant must persuade the Board that
granting the use variance relief sought or indeed the bulk variance relief referenced below, that
the relief can be granted without substantial detriment to the public good. Under Medici v. BPR
Co., 107 N.J. 1 (1987), the Court directs that in cvaluating the negative criteria, the focus is on
the impact that the proposed use and its mass would have on adjacent properties and for the
Board to determine whether or not the Applicant's proposal would damage the character of the
zoning district within which the Property is located.

I believe it is fair to say that governing body of the Township, by virtue of adoption of
Ordinance 2020-17, was interested not only in expanding the size of the B-2 Zoning District but
also encouraging the development of the two proposed uses being advanced by the Applicant by
moving these uses into the permitted use section of the ordinance and no longer requiring the
satisfaction of special conditional use standards. Moving in this direction was also supported by

the West Windsor Township Planning Board as the drafters of the Master Plan when Ordinance
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2020-17 was endorsed and recommended by the Board to the Council on July 8, 2020.

B.

Bulk Variance: As indicated above, a bulk variance is sought for maximum
improvement coverage for the proposed Wawa lot. The Board members are no
doubt familiar with the current conditions on that portion of the Property
whereupon the Applicant proposes constructing the Wawa and related facilities.
The area is currently paved to support the existing hotel and restaurant use which
will be replaced if the application is approved. To obtain the sought after relief,
the Applicant will need to satisfy the positive and negative criteria set forth above.
It is anticipated that for the ¢ bulk variance, a ¢(2) argument will be advanced to
the effect that granting the variance relief will advance the purposes of the B-2
zone and this deviation from the ordinance requirement can be granted since the
benefits of deviating or varying this bulk standard outweighs any detriment to the
other property owners in the B-2 zone and the public good.

Minor Subdivision: Pursuant to Section 200-50 of the Land Use Ordinance

("LUO"), the Board must be satisfied that the Applicant requesting minor
subdivision approval complies with the required sketch plat requirement.

Preliminary/Final Major Site Plan Approval: Pursuant to Section 200-26 LUOQO, the

Board likewise must be satisfied that the Applicant's site plan addresses all of the
site plan design details with regard to landscaping, lighting, safe vehicular traffic
movement, signage, etc.

Design Exceptions: Pursuant to Section 200-7 LUO, with regard to the site plan
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application, the Board has the inherent authority to grant exceptions or waivers to
the Applicant from specific site plan requirements if the Board is satisfied that the
granting of the exception or waiver is reasonable within the general purpose and
intent of the site plan ordinance.
The Applicant's development proposal basically involves the redevelopment of the
Property. The Board must be satisfied that the intensity and scope of the overall development of
both lots with the two proposed uses is appropriate within the B-2 zone and will not negatively

impact surrounding, permitted uses.

cc: (via Electronic Mail):
Samuel J. Surtees, Manager, West Windsor Land Use Division
Lisa Komjati, West Windsor Township Land Use Division
Tan Hill, PE, Van Cleef Engineering Associates, Consulting Civil Engineer
Christopher Jepson, PE, Van Cleef Engineering Associates, Environmental Engineer
Daniel Dobromilsky, LLA/PP/LTE, West Windsor Township Landscape Architect
James Kochenour, Arora & Associates, West Windsor Township Consulting Traffic Engincer
David Novak, PP/AICP, Burgis Associates, Township Consulting Planner
Stephen R. Nehmad, Esq., Nehmad Perillo Davis & Goldstein, Applicant's Attorney
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