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MEMORANDUM 

  

DATE: August 10, 2023 

  

TO: Lawrence Township Planning Board and Zoning Board of Adjustment 

  

FROM: Quazi Masood, P.E., PTOE  

William T. Dougherty, PE, PTOE 

 Traffic Consultant  

  

SUBJECT: RMP Development, LLC – 2495 Brunswick Pike 

Preliminary & Final Site Plan w/Variance Application SP-2/23  

(formerly SP-5/20, S-2/20 & ZB-3/19) 

Resolution Compliance Review Memorandum #1 

Lawrence Township Mercer County, New Jersey 

Tax Map Sheets 20 & 20.01, Block: 2001, Lot: 2.02  

(formerly Lots 3, 60-66 and 68) 

 

Document Received  

 

We are in receipt of the following information for review pertaining to the submission of Resolution 

of Memorialization Compliance Review for the RPM Development – 2495 Brunswick Pike located 

along the south side of Texas Avenue to the rear of the Lawrence Shopping Center on Business U.S. 

Route 1: 

 

• One e-mail from Brenda Kraemer, Assistant Municipal Engineer dated August 3, 2023, for 

reports due no later than Wednesday August 9, 2023. 

• One copy of Lawrence Township Zoning Board of Adjustment Resolution 14-21z (22 pages) 

approved May 19, 2021. 

• One bound copy of Traffic Engineering Review Memorandum (12 pages) prepared by Arora 

and Associates, P.C. dated December 7, 2020. 

• One copy of Applicant’s Attorney Letter (1 page) dated February 3, 2023, prepared by Ryan 

P. Kennedy, Esq. at Stevens & Lee 

• One copy of the Application and Supporting Documents (29 pages) prepared by Ryan P. 

Kennedy, Esq. at Stevens & Lee 

• One set of Architectural Plans (13 sheets) prepared by Inglese Architecture and Engineering 

dated April 1, 2020, last revised July 1, 2021 

• One Boundary and Partial Topographic Survey of RMP Site (1 sheet) prepared by Dynamic 

Survey, LLC dated 6/6/2019, last revised 9/8/2022. 

• One Boundary and Partial Topographic Survey of Lawrence Shopping Center Site (1 sheet) 

prepared by Dynamic Survey, LLC dated 6/6/2019, last revised 9/8/2022. 

• One Cover & Tax Certification Letter (2 pages) prepared by Stevens & Lee, dated December 

19, 2022 

QM 

WTD 
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• One Transmittal & Responses Letter (10 pages) prepared by Dynamic Engineering 

Consultants, P.C. dated December 12, 2022. 

• One Township of Lawrence Completeness Letter (1 page) prepared by Brenda Kraemer dated 

March 29, 2023. 

• One Township of Lawrence Scheduling Letter (2 pages) prepared by Brenda Kraemer dated 

June 20, 2023. 

• One set of Preliminary & Final Major Site Plans (24 sheets) prepared by Dynamic 

Engineering Consultants, P.C. dated April 15, 2020, last revised December 9, 2022 

• One copy of Stormwater Management Report (143 pages) prepared by Dynamic Engineering 

Consultants, P.C. dated April 2020, last revised December 2022. 

• One Township Letter (2 pages) dated January 6, 2023, with a finding of “Incomplete”. 

• One Traffic Impact Study (65 pages) prepared by Dynamic Traffic dated November 4, 2022. 

• One Verification of Tax Payment (1 page) prepared by Ryan Kennedy at Stevens & Lee dated 

January 6, 2023. 

 

Conditions and Responses – Resolution of Memorialization  

 

Per the Resolution of Memorialization, there were thirty-nine (39) Conditions that required 

compliance, numbered 1 through 39. Among those 39 conditions, the following fourteen (14) 

conditions were Traffic related, Conditions 3, 8 & 9, 17a, b, & c, 19, 22 through 26, 31, 35, 37 & 

39. As such, this memorandum will focus on those fourteen Traffic Engineering related compliance 

requirements, and they are shown in blue bold font.  

 

Per Condition 3, “For the multifamily buildings (A and B), the Applicant’s Site Plan shall continue 

to provide for rear access doors to accommodate residents parking behind the buildings.”  The 

Applicant responded “Information. No response required.”  Condition Satisfied, rear entrances 

shown. 

 

Per Condition 8, “The Applicant shall be responsible for road restoration of Texas Avenue to 

extend 50’ beyond the eastern construction limits within the same (comment 1.08 from Engineering 

Report dated August 31, 2020).  This will consist of full width milling and overlay.  All trench 

repair within the right-of-way shall include 6-inch stabilized base course due to the classification of 

Texas Avenue.”  The Applicant responded “The enclosed site plan drawings have been revised to 

provide Texas Avenue Road restoration extending 50-feet beyond the eastern and western 

construction limits.  The road restoration will consist of full width milling and overlay.  All trench 

repair within the right-of-way will include a 6-inch stabilized base course.” Condition Satisfied, 

road restoration along Texas Avenue is shown on the revised Site Plan.  

 

Per Condition 9, “A sidewalk shall be provided along the westerly side of Building B.  Any 

proposed retaining wall shall be shifted at the corner of the building to facilitate the installation of 

the sidewalk.  The Applicant shall obtain cross access easement and general site construction 

easements from the Lawrence Shopping Center.  The form and content of said easement shall be 

administratively reviewed and approved by the Township Engineer and Board Attorney.”  

Applicant responded “The Applicant will obtain a cross-access easement and general site 

construction easement from the Lawrence Shopping Center.  Due to the proximity of the freshwater 
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wetlands to Building B and the required setback between Buildings A & B, a sidewalk along the 

western side of Building B is not feasible and has not been provided.  Additionally, Buildings A & B 

now provide access from the southern parking area to the rear of the buildings and a sidewalk is 

provided between the buildings, therefore a sidewalk along the western portico of Building B is not 

necessary in order to provide access to the southern portion of the site.” Condition Open pending 

Board’s approval of this explanation and alternative solution. 

 

Per Condition 17, “The Applicant shall make the following revisions to the construction details: 

 

a. The crosswalks shall be ladder type, high visibility 

b. ADA ramps with mats shall be provided at all walkway intersections with driving aisles, 

including on the Lawrence Shopping Center. 

c. A subbase of four-inch (4”) dense graded aggregate is required under all drainage 

structures, curb and sidewalks.”   

 

Applicant responded “The enclosed site plan drawings have bene revised to depict all crosswalks 

as ladder type and high visibility, ADA detectable warning mats at all ADA curb ramps, a subbase 

of four-inch (4”) densely graded aggregate beneath all drainage structures, curbs and 

sidewalks…” Condition Satisfied for Item ‘a’ and ‘c’ above, and Partially Satisfied for Item ‘b. 

Detectable Warning Surface with Truncated Domes detail is missing. ADA Ramp with 

Detectable Warning mat is missing from north end of crossing to Shopping Center.   

 

Per Condition 19, “There shall be no on street parking on Texas Avenue adjacent to the property.”  

The Applicant responded “Information.  No response required.” Condition Open, No Parking 

Anytime signs should be posted on Texas Avenue adjacent to the property. 

 

Per Condition 22, “For the crosswalk between the Property and the Lawrence Shopping Center, No 

Pedestrian Crossing (Symbol) and Use Crosswalk signs [(R9-3 & R9-3bp (L or R)] shall be 

installed on the pedestrian crossing.  A raised pedestrian crosswalk shall be provided.  Applicant 

responded “The enclosed site plan drawings have been revised to provide ‘No Pedestrian 

Crossing’ and ‘Use Crosswalk’ signs at the pedestrian crossing to the Lawrence Shopping Center.”   

Condition Open. Please remove ‘R9-3BL signs’ as shown in the plans. Moreover, the 

crosswalk is shown incorrectly as ‘painted’, not raised as outlined in the Condition. Necessary 

revisions should be made. 

 

Per Condition 23, “On the Final Site Plan, all signs on the Property shall be called out by their 

MUTCD designation (current sheet 5 of 17).  Additional signs will be needed at and for the 

Property driveway.  A No Outlet sign (W14-2) shall be installed on the east island the east end of 

the rear parking space row.  On the west end of the parking row, a No Parking Any Time sign (R7-

1) shall also be provided.”  The Applicant responded “The enclosed site plan drawings have been 

revised to provide MUTCD designations for proposed signage.  Additionally, a ‘No Outlet’ sign has 

been provided on the end island at the east end of the rear parking space row.  A ‘No Parking 

Anytime’ sign has been provided on the west end of the rear parking space row.” Condition Open.  

The Van Accessible Plaque is mislabeled as R7-8a instead of MUTCD designation R7-8P (P 

for Plaque). The Penalty Plate is also mislabeled as R7-8P, instead R(NJ)7-8A per the New 
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Jersey Sign Manual. The R9-3A as shown in the plan is incorrect, it should be R9-3. 

Moreover, sign R9-3BR (MOD) is incorrect, it should be R9-3bP (L or R) per MUTCD.  No 

Outlet Sign Detail ‘W14-2’ is missing. The correct sign details those should be included in the 

plans are presented below for reference.  

 

   

  
 

Per Condition 24, “On the Applicant’s Construction Details (Sheet 14 of 23), the ADA Stall 

Markings Detail shows a concrete wheel stop.  If said wheel stop is intended to be installed on the 

Property, the detail shall be shown on the Applicant’s Final Site Plan.”  The enclosed site plan 

drawings have been revised to eliminate the concrete wheel stop from the ADA Stall Markings 

detail.” Condition Satisfied. 

 

Per Condition 25, “The Applicant shall revise on its final Site Plan the ADA Parallel Curb Ramp 

Detail where the current Site Plan shows the ‘head’ of the accessible area having a flush curb.  The 

applicant shall install a handicap-accessible sign to be placed behind the sidewalk/ramp area.  With 

this sign placement, the sign should be placed on a breakaway post instead of the concrete-filled 

bollards.”  Applicant responded “The enclosed site plan drawings have been revised to relocate the 

ADA handicap-accessible signs behind the sidewalk and ADA ramp areas.  The proposed ADA 

signs have been modified to be placed on breakaway posts instead of concrete bollards.”  

Condition Satisfied. 
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Per Condition 26, “Within the ADA Parking Sign on Bollard detail, the Penalty Plate shall be 

changed to reflect a size of 10” x 12”.”  Applicant responded, “The enclosed site plan drawings 

have been revised to reflect a Penalty Plate size of 10” x 12” on the ADA parking sign detail.”  

Condition Satisfied.  However, see Condition 23 above for corrections to the sign designations.  

 

Per Condition 31, “The final improvements to the pedestrian access from the Property to the 

Lawrence Township Shopping Center including signage, crosswalk markings, etc. shall be 

administratively reviewed by the Office of Lawrence Township Engineer in consultation with the 

Board Traffic Consultant.”  Applicant responded “The enclosed site plan drawings have been 

revised to provide the final improvements for the pedestrian access from the property to the 

Lawrence Shopping Center, including signage, crosswalk markings, grading, etc.” Condition 

Open. Please see Condition 22 above for corrections. 

 

Per Condition 35, “The Applicant shall satisfy the fire safety requirements as set forth by the 

Lawrence Township Fire Marshall.  The designated fire lane markings on the curb line as well as 

signage shall be required within the Property as per Ordinance #2060-10.  The yellow striping along 

the length of the curb shall be installed and “no parking fire lane” signs shall be installed.”  

Applicant responded, “The site plan drawings have been revised to provide fire lane striping and 

signage per the direction of the Lawrence Township Fire Marshall.”  Condition Satisfied pending 

Fire Marshall’s approval. 

 

Per Condition 37, “The Applicant shall install an electric charging station for vehicles on the 

property.”  Applicant responded, “The enclosed site plan drawings provide two (2) electric vehicle 

charging stations on the northwest portion of the property.” Condition Partially Satisfied.   

Electrical Vehicle (EV) Charging Equipment is not shown in the detail plan sheet. EV 

Charging Sign and Marking Details are also missing.  Please use the following signs: 

 

                                                         
MUTCD D9-11b (California Alternate)                           (EV marking detail from PANYNJ) 
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Per Condition 39, “The Applicant shall comply with outstanding conditions in the Township Staff, 

Consultant and Board/Committee reports unless otherwise modified by this Resolution.” The 

Applicant responded, “Information.  No response required.”  Based on Arora’s Traffic Review 

letter of December 7, 2020, prepared by James Kochenour, P.E., this adds the following 

Traffic Related Conditions: 

 

Supplemental Traffic Analysis 

 

1. Satisfied.  Applicant responded “Information.  No response required.”  

 

2. Satisfied.  Applicant responded “Information.  No response required.”   

 

 

3.  The traffic engineer makes the statement that “… it is not anticipated that the proposed development 

will have any perceptible impact on the traffic operation of the adjacent roadway network.”  While it is 

noted that the proposed development will not generate a large volume of traffic, the above statement 

does not make any references to the existing traffic operational characteristics regarding the 

intersections of US Route 1 and Texas Avenue, and Princeton Pike and Texas Avenue.  To the extent it 

is possible to do so, an objective assessment of the traffic operational characteristics at these two 

locations is to be provided.  

 

In addition, to the extent it is possible to do so, an order of magnitude of the traffic volumes along 

Texas Avenue within the site frontage is to be provided.  

 

Partially Satisfied 

The traffic engineer has provided an operational analysis of Texas Avenue’s intersection with US 

Route 1 and the proposed site driveway.  This analysis was completed pursuant to currently accepted 

traffic engineering industry standards.  The results are in line with the traffic data which was collected, 

the traffic projections which were accomplished, and the traffic assumptions and analyses which were 

made. 

 

Based on the Supplemental Traffic Analysis, the following questions/observations are made: 

 

a) Based on Dynamic’s Response Letter of November 20, 2020, a statement is made that neither of the 

two existing intersections would meet the criteria for a traffic analysis as provided by the NJDOT or 

the Institute of Transportation Engineers.  It is presumed that this statement is made with reference 

to the NJDOT’s State Highway Access Management Code and its reference to a “significant 

increase in traffic volumes” caused by a development proposal.  Given this presumed reference to 

the Access Management Code, it is noted that for the eastbound Texas Avenue left turn movement at 

US Route 1 for the PM peak hour, a potential “violation” of the Code would result, in that the Level 

of Service F for this movement is degraded by 8 seconds (276 seconds to 284 seconds).  The 

question is raised as to what mitigation could be applied to address this condition.  

 

b)  The traffic engineer provided information relative to queue lengths which could result for Texas 

Avenue eastbound during the PM peak hour.  The traffic engineer indicates a resulting queue length 
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for this movement of at least 549’ with a further comment that the proposed site driveway is 865’ 

from US Route 1, therefore it would not be impacted by this queue length.  However, an assessment 

is to be made of the impact from this projected queue length on the operation of the Lawrence 

Shopping Center Driveway intersection along Texas Avenue which is approximately 425’ closer to 

US Route 1 (or about 440’ from it).  

 

 The total of 13 trips and 17 trips, respectively, for the AM and PM peak hours, to and from the 

intersection of Princeton Pike and Texas Avenue, will not lead to any appreciable traffic impacts at 

this intersection.    

 

 Applicant responded “The enclosed Traffic Impact Study has been revised to reflect the current 

development program and includes updated traffic counts and analyses at the intersections of Texas 

Avenue with Route 1 Business, Princeton Pike and the Lawrence Shopping Center Driveway.   

 

It should be noted that the traffic counts contained within the previous Supplemental Traffic Analysis 

were conducted during the COVID-19 pandemic and as a result were adjusted to represent ‘typical’ 

existing conditions.  Additionally, due to vacancies as well as impacts associated with the pandemic, 

trip generation projections associated with 100% of the Lawrence Shopping Center were 

conservatively surcharged onto the surrounding roadway network.  Upon comparison of the 

previously utilized and current future No Build traffic volumes at the intersection of Route 1 and 

Texas Avenue, it is anticipated that the traffic volumes utilized within the Supplemental Traffic 

Analysis were conservatively over-adjusted 

 

a. With the addition of site generated traffic, all intersection movements are anticipated to operate 

with levels of service ‘B’ or better, with a maximum increase in delay of 1 second during the 

studied peak hours.  As such, mitigation is no longer necessary. 

 

b. With the addition of site generated traffic, the eastbound approach of Texas Avenue is anticipated 

to experience a maximum 95th percentile queue length of 183’.  As such, it is not anticipated that 

the eastbound queue length at the intersection of Route 1 and Texas Avenue will have an impact 

on the Lawrence Shopping Center driveway, which is located approximately 470’ away.” 

 

Condition Satisfied. 

 

4. Satisfied.  Applicant responded “Information.  No response required.”   

 

5. Satisfied.  Applicant responded “Information.  No response required.”   

 

6. Satisfied.  Applicant responded “Information.  No response required.”   
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Site Plan 

 

1. Pursuant to the requirements of the New Jersey Administrative Code, Title 5, Section 5:21-4.14, 

Parking: Number of Spaces, Table 4.4, a parking requirement of 141 spaces results based on the one, 

two, and three-bedroom mix numbers for the proposed development.  The applicant is proposing a 

parking supply of 79 spaces for the 70 garden apartment units.  Given these numbers, the Board would 

be asked to grant a parking variance for 62 spaces, a not insignificant, or deminimis number. 

 

In support of the variance request, the applicant has provided the following 

information/documentation: 

 

• A parking supply and parking usage summary of residential developments operated by the RPM 

Development Group.  

• A copy of a Findings of Fact and Conclusions of Law for a 65-unit, multi-family affordable 

housing development located in Princeton (adopted July 18, 2019).  

• A copy of a letter from the manager of Lawrence Shopping Center Associates, LLC.   

 

This documentation gives rise to the following comments/questions: 

 

a) The data/information from the parking summary is to be explained. 

 

Within the Usage Column, a number of blocks say “Full”.  Does this mean that a site’s available 

parking is 100% utilized and if it does, is there a latent or excess parking demand which is not 

being met? 

  

b) Within the Usage/#Units column some percentages are shown.  How are they produced and what 

do they represent? 

 

c) Within the City column, most of the designations could be considered to be “cities” or certainly 

more urban areas than this area of Lawrence Township.  More urban areas with family 

demographics with more association to an urban environment and with more accessibility to mass 

transit opportunities and off-site parking provisions could materially impact a residential 

development’s parking demand.  This area of Lawrence Township would not be considered to be a 

traditional urban environment.  

 

d) It would be helpful to have some insight into what causes the fluctuations in the Parking Ratio 

column (from a low of 0.24 spaces per unit to 2.32 spaces per unit).  

 

e) There is a reference on page 13 of the Findings of Fact, to the Princeton Census data showing that a 

rental unit averaged approximately 1.15 cars per unit.  Within the Traffic and Parking Assessment, 

for the Lawrence Township area, reference was made to a rental unit averaging 1.08 vehicles per 

unit.  The basis for the development of these rates is to be provided as well as the applicability of 

this 1.08 vehicle per unit to this particular project.  

 

Partially Satisfied 
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Testimony was provided at the public hearing (virtual) on September 16, 2020 supporting the parking 

variance request as well as other documentation.  The testimony and accompanying documentation 

made a supportable case for a parking supply ratio of 1.46 per unit. 

 

The affordable apartment developments’ parking demand which was provided (for nine developments) 

shows an average parking demand of 1.37 spaces/unit.  The locations which were counted appear to 

represent more suburban communities along the lines of a Lawrence Township than more urbanized 

areas.  Only the two developments in Barnegat Township exhibited a parking demand greater than 

1.46 spaces/unit.  Are there reasons why these two could be higher? 

 

At a parking supply ratio of 1.46 spaces/unit, 32 of the 70 proposed units could have a second vehicle. 

 

Within the provided documentation was a Findings of Fact for a 65-unit affordable housing 

(apartments) development in Princeton.  Has this development been built and occupied and if so, has 

any parking demand data been collected? 

 

The Board is to consider including a condition of approval that after the thirty-fifth Certificate of 

Occupancy is issued for this development that a parking demand study be conducted to gauge the 

parking requirement being generated by the development. The results of this study will be provided to 

Lawrence Township for evaluation.  The Applicant responded “The encloses site plan drawings have 

been revised to remove provide a total of 54 dwelling units onsite, with a required parking demand of 

108.9 parking spaces.  The proposed development provides 109 parking spaces, thereby satisfying the 

parking requirements of the Residential Site Improvement Standards.” Condition Open.  According 

to the testimony provided on September 16, 2020, the parking supply ratio should be calculated 

as 1.46 spaces/unit, which equates to about 79 parking spaces for 54 units, not 109 spaces. We 

refer this matter to the Board for approval.     

 

2. Satisfied.  Applicant responded “Information.  No response required.”   

 

3. Satisfied.  Applicant responded “Information.  No response required.”   

 

4. Satisfied.  Applicant responded “Information.  No response required.”   

 

5. Satisfied.  Applicant responded “Information.  No response required.”   

 

6. Satisfied.  Applicant responded “Information.  No response required.”   

 

7. Satisfied.  Applicant responded “Information.  No response required.”   

 

8. Pursuant to Code Section 525 L.1., end islands are to be at least 8’ wide.  The end island at the end of 

the entrance driveway on its left side appears to be less than that (7-7 ½’).  This island is to have a 

conforming minimum width of 8’.   

 

Partially Satisfied 
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All proposed end islands are 8’ wide which conforms to Code.  There are two landscaped islands 

within parking bays which are 8’ and 8 ½’ wide, respectively.  Islands between parking bays are to be 

a minimum of 10’ wide.  It appears that the mid-bay island to the rear of Buildings A and B could 

easily be made 10’ wide. 

 

I will defer to the Board’s Planner regarding this matter.  Applicant responded “The enclosed site plan 

drawings have been revised to provide a 10-foot-wide island between the parking bays at the rear of 

Buildings A and B.”  Condition Satisfied. 

 

9. The proposed sight triangles are to be shown on the Landscape Plan, Sheet 8 of 17.  In addition, a note 

is to be added to the Landscape Plan that all trees within the sight triangle are to be limbed to a 

minimum height of 10’, and ground vegetation is to be kept pruned to a height not exceeding 30”.  

 

Partially Satisfied 

The requested note has been added to the Landscape Plan (Sheet 11 of 23).  The placement of the first 

two pine trees to the east of the site driveway is to be reviewed.  It appears that there could be some 

encroachment into the sight triangle to the east by one or both of these trees and they may not be able 

to be limbed to an acceptable height.  I will defer to the Board’s Planner regarding this matter.  

Applicant responded, “The enclosed site plan drawings have been revised to relocate the pine trees 

located adjacent to the Texas Avenue driveway to avoid potential obstructions to the site triangle.”  

Condition Satisfied. 

 

10. Street lighting is to be provided at the two access drives.  

 

Partially Satisfied 

And A-1 lighting fixture has been shown on the southwest corner of the site driveway along with the 

corresponding footcandles adjacent to it.  It appears that the vehicular traffic footcandles are slightly 

less than required for this type of application (see Table 5.13). 

 

I will defer to the Board’s Planner with regards to this matter.  Applicant responded, “The enclosed 

site plan drawings have been revised to provide an additional area light fixture on the northeast 

corner of the driveway along Texas Avenue.”  Condition Satisfied. 

 

11. Two pedestrian connections are shown leading from the proposed site to the rear of the shopping 

center. What provisions will exist/be provided to accommodate those pedestrians using these 

connections to travel through the shopping center area?  

 

These connections will lead to/from the rear loading area for the shopping center.  

 

Partially Satisfied 

The two referenced pedestrian connections have been eliminated.  In their place, a pedestrian path 

will be created from Building A in an easterly direction to a proposed pedestrian crossing which will 

lead to the front of the shopping center.  The pedestrian crossing will cross the access to/from the 

shopping center’s rear loading area. 
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The area on the south side of this loading area access way will be built out to create an access 30’ 

wide.  Consideration is to be given to relocating the proposed pedestrian crossing to the east to the 

intersection of the loading area access way and the site driveway from Texas Avenue.  Any additional 

sidewalk is to be constructed which would complete this path between the development and the front 

of the shopping center. 

 

If this crosswalk is placed as described above, No Pedestrian Crossing (Symbol) and Use Crosswalk 

signs [(R9-3 and R9-3bp (L or R)] are to be installed where the pedestrian crossing is currently 

shown.  Applicant responded “The enclosed site plan drawings have been revised to provide one (1) 

pedestrian crossing from the proposed development to the adjacent shopping center facilities.  The 

crossing is located to the east of the intersection of the loading area access aisle and the shopping 

center site driveway from Texas Avenue.  A sidewalk has bene provided from the pedestrian crossing 

to the recently constructed sidewalk along the eastern portion of the shopping center building. 

 

The proposed pedestrian crossing utilizes ‘No Pedestrian Crossing’ and ‘Use Crosswalk’ signage at 

the location of the crossing.” Condition Satisfied. Please see Conditions 22 above for minor 

corrections to the proposed crosswalk. 

 

12. All signs are to be called out with their MUTCD designation on the Site Plan (Sheet 5 of 17).  

Additional signs will be needed at and for the site’s two access driveways.  One Way signs (R6-1 L or 

R) will be needed at both ends of both driveways.  Providing the MUTCD sign designations will 

permit the determination of where signs are to be placed and their types and if additional signs are 

required.  

 

Open 

All MUTCD signs are to be called out on the Site Plan (Sheet 6 of 23), e.g. STOP, Handicap 

Accessible Parking.  It is also recommended that a No Outlet sign (W14-2) be installed on the end 

island at the east end of the rear 37 space parking row.  On the west end of this parking row, a No 

Parking Any Time sign (R7-1) is to be provided.  The area to the west of this row is to be kept clear to 

be used by vehicles wishing to turn around.  Applicant responded “The enclosed site plan drawings 

have been revised to provide the MUTCD designations for all proposed signage.  Additionally, a ‘No 

Outlet’ sign is proposed on the end island at the east end of the rear parking row along Building A.  A 

‘No Parking Anytime’ sign has been provided on the west end of the rear parking row along Building 

B.” Condition Open. Please see Conditions 23 & 37 above for corrections. 

 

13. Satisfied.  Applicant responded “Information.  No response required.”   

 

14. All handicap-accessible parking is to be dimensioned and the handicap accessible signing shown and 

called out.  It is noted that for the van-accessible space, if only one is proposed, its parking area is to 

be to the left of the accessible area.  

 

Partially Satisfied 

The five proposed handicap-accessible parking spaces have been dimensioned. 
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The appropriate signing is to be called out for each of the five spaces.  This will help to establish (on 

the Site Plan) which space or spaces will be van accessible.  

 

On the Construction Details (Sheet 14 of 23), the ADA Stall Markings Detail shows a concrete wheel 

stop.  If this device will not be required, it is to be removed from the detail.  If required, it should be 

shown on the Site Plan.  Applicant responded “The enclosed site plan drawings have been revised to 

provide labels for each parking stall sign.  In addition, the ADA Stall Marking detail has been revised 

to remove the concrete wheel stop from the detail.” Condition Satisfied. 

 

15. The following comments pertain to sheet 12 of 17 (Construction Details): 

 

a) Satisfied.  Applicant responded “Information.  No response required.”   

 

b) All MUTCD signs are to be depicted and designated with their sizes shown. 

 

Partially Satisfied 

The Do Not Enter and One Way signs can be eliminated.  They are not to be used. 

 

The W16-7P Plaque should have the appropriate “L” or “R” shown with it. 

 

No Pedestrian Crossing and Use Crosswalk signs (R9-3 and R9-3b/ L or R) are to be shown.  

(These four signs may or may not be included depending on where the pedestrian crossing at the 

loading area access is located).  Applicant responded “The enclosed site plan drawings have been 

revised to eliminate the ‘Do Not Enter’ and ‘One Way’ signage. Additionally, the ‘L’ or ‘R’ 

designation have been provided for the W16-7P plaque. Additionally, “No Pedestrian Crossing’ 

and ‘Use Crosswalk’ signs have been provided.” Condition Open.  Both ‘Do Not Enter’ and 

‘One Way’ signs are still shown in the detail sheets. 

 

c) Satisfied.  Applicant responded “Information.  No response required.”   

 

d) From the ADA Parallel Curb Ramp Detail, it appears as if only the “head” of the accessible area 

will have flush curb.  It is recommended that the handicap-accessible signing be placed behind the 

sidewalk/ramp area.  With this sign placement, these signs should be able to be placed on 

breakaway posts instead of concrete-filled bollards.  

 

Open 

This comment needs to be addressed.  Applicant responded “The enclosed site plan drawings have 

been revised to relocate the ADA parking stall signage behind the sidewalk/ADA curb ramp areas 

and will be places on breakaway sign posts.” Condition Satisfied. 

 

e) Within the A.D.A. Parking Sign on Bollard detail, the Van-Accessible Plaque is to be designated 

as R7-8P and shown with a size of 18” x 9”.  The Penalty Plate is to have the R7-8P designation 

removed.  This sign can be called out as Penalty Plate and shown with a size 10” x 12”. 

 

Partially Satisfied 
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The requested revisions have been made except that the Penalty Plate is to be shown with a size of 

10” x 12” (the width dimension comes first).  Applicant responded “The enclosed site plan 

drawings have been revised to depict a size of 10” x 12” for the Penalty Plate on the ADA 

Parking Sign detail.” Condition Partially Satisfied. Please refer to Condition 23 for the 

corrections. 

 

16.  A Vehicle Circulation Plan has been provided for a typical Lawrence Township fire truck (Sheet 17 

of  17).  The following comments are made relative to this plan: 

 

a) There are three locations shown where vehicle overhang encroaches into areas beyond a curb 

line. Commentary is to be provided regarding any resulting impacts arising from these 

encroachments. 

 

b) There also appears to be some overhang encroachment of some parking spaces within the 

parking row of 14, on the south side of the site.  These encroachments are to be 

resolved/addressed.  

 

c) Access into and out of the two proposed dead-end aisles is to be shown/addressed. (See 

Comment #4 above). 

 

a), b), c) Partially Satisfied 

 

Based on the current Vehicle Circulation Plan for a fire truck (Sheet 20 of 23), there appears to be 

no encroachment of any parking stalls. 

 

There appears to be minimal encroachment of any curb lines. 

 

The site engineer is to comment on a potential encroachment of the site driveway’s easterly curb 

line and a fire truck impacting with the proposed guiderail along this side. 

 

A template is also to be provided for a fire truck entering the development from the shopping 

center property and traversing through the site. 

 

The Township Fire Marshall will need to approve these plans.  The Applicant responded “The 

enclosed site plan drawings have been revised to eliminate the encroachment of the site 

driveway‘s easterly curb line and the fire truck impacted within the proposed guide rail along this 

side of the drive aisle.  Additionally, a Vehicle Circulation Plan has been provided for a fire truck 

entering the development from the shopping center property and traversing through the site.  The 

Applicant will coordinate with the Township Fire Marshall to obtain site plan approval.”  

Condition Satisfied. 

 

17. Satisfied.  Applicant responded “Information.  No response required.”   

 

18. Satisfied.  Applicant responded “Information.  No response required.”   
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Additional Comment 

 

19. Is it possible to reduce the angle of entry for a trash truck accessing the dumpster area, so it can enter 

and depart this area without having to travel through a large segment of the site?  Can the grading in 

this area be resolved to allow this to happen?  Applicant responded, “The enclosed site plan drawings 

have been revised to eliminate the need for the trash truck to traverse throughout a large segment of 

the site to access the dumpster area.” Condition Satisfied.  

 

This completes our review.  Additional comments may be provided as this project moves forward.  

 

Cc:   James Parvesse, P.E.  Ryan P. Kennedy, Esq. rpke@stevenslee.com   

 Brenda Kraemer, P.E.  ryan.kennedy@stevenslee.com  

 Susan Snook  


