




 

 

 

P.O. Box 236 
2 East Broad Street, 2nd Floor 

Hopewell, NJ 08525 
609-257-6705 (v) 
609-374-9939 (f) 

info@kylemcmanus.com 

 

 
To:  Lawrence Township Planning Board 
 
From:  Elizabeth McManus, PP, AICP, LEED AP  
  Thomas DiMartino, PIT   
 
Re:  Meridian Furniture, Inc. 
  Minor Site Plan & Minor Subdivision 
  Block 602 Lots 1 & 2 

300-356 Enterprise Avenue 
Limited Industrial (LI) District 
Application SP-6/25 

   
Date:  March 6, 2026 
 

 
1.0 Project Overview 

1.1 The Applicant is requesting Minor Site Plan and Minor Subdivision approval in order to construct a 
furniture warehouse facility. The project area is primarily located within the City of Trenton, however the 
proposed subdivision involves two lots (Block 602, Lots 1 & 2) located in Lawrence, which are owned by 
the City of Trenton. The Applicant is proposing to merge Block 602, Lots 1 & 2 and subsequently re-
subdivide the land in which two new lots are proposed, denoted on the plans as proposed Lots C & D. The 
proposed lots are similar in size as the original lots but have more regular lot lines.  

1.2 The proposed building is 221,900 s.f.; however, no portion of the building is in Lawrence Township. The 
proposed improvements which encroach into, or are located wholly within the Township, includes two 
landscaped bio-retention basins, one of which will have a 4 foot high fence, portions of the proposed rear 
parking area, a 6 foot high chain link fence along the eastern property line, plantings and lights. No access 
to the site is proposed in Lawrence Township. The Applicant also intends to resurface the Assunpink Creek 
Trail, located along the eastern property line. 

 

2.0 Site & Surrounding Area 

2.1 The property in question is located within both the City of Trenton and Lawrence Township, and shares a 
boundary line with the Township of Hamilton to the east. The project includes the following lots; Block 
23203, Lot 1 (Trenton), Bock 23102, Lot 2 (Trenton), Block 23102, Lot 9 (Trenton), Block 602, Lot 1 
(Lawrence), and Block 602, Lot 2 (Lawrence). For the purposes of this application, the only lots which are 
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2.2 

2.3 

relevant to this review are Block 602, Lots 1 & 2 in Lawrence Township. 

Block 602 Lots 1 & 2 are approximately 0.32 acres and 0.24 acres respectively, located within the 
Township’s LI Limited Industrial District.  The lots are presently undeveloped, with existing trees and 
vegetation scattered amongst the two lots. Additionally, there is an approximate 10-foot high, barbed 
wired chain link fence surrounding the perimeter of the lot, presumably for security purposes, and that 
will be removed. It is worth noting that while the two Township lots are associated with the address of 
300-356 Enterprise Avenue, the two lots actually have frontage on 2nd Street. No access to the site exists 
or is proposed in Lawrence Township. The Assunpink Creek Trail Head, which intersects the existing lot 1, 
is overgrown and unkept.

Located east of the site, including the lands in Trenton as well as Lawrence, is the Assunpink Creek and 
Assunpink Creek Trailhead. The trailhead and a small portion of the trail is in Lawrence Township; the 
remaining portion of the trail is in Trenton. Immediately south of the trail is municipal boundary for 
Hamilton Township. North of the site are additional industrial uses also located within the Limited 
Industrial District. Located west, within the Township of Hamilton, are single family home neighborhoods. 
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3.0 Variances and Exceptions  

4.1 The subject site is in the Limited Industrial (LI) District within the Township, where the proposed use and 
its accessory uses are permitted by the Township’s Land Use Ordinance.  

4.2 The Applicant will require Bulk “C” Variances as a result of the subdivision. A full list of bulk compliance 
with the Township’s LI District Regulations can be found below. See  also the variance criteria attached to 
this memo. 

4.3 Subdivision. While the proposed subdivision, or lot line adjustment, will yield similarly dimensioned lots, 

LI District Standards (§424) 

 Required Existing 
(Lot 1) 

Proposed 
(Lot D) Variance? 

 
Existing 
(Lot 2) 

 

 
Proposed 

(Lot C) 

 
Variance? 

Min. Lot Area 5-acres 0.32 ac 0.26 ac Yes 
 

0.24 ac 
 

 
0.29 ac 

 
Yes 

Min. Lot 
Width 300 ft. Not 

Specified 101.8 ft Yes 

 
Not 

Specified 
 

 
251.9 ft 

 
Yes 

Min. Lot 
Depth 600 ft. Not 

Specified 133.9 ft Yes 
Not 

Specified 
 

102.8 ft 
 

Yes 

Min. Lot 
Frontage 300 ft. Not 

Specified 95.5 ft Yes 

 
Not 

Specified 
 

 

117.9 ft 

 

Yes 

Min. Front 
Yard 100 ft. N/A N/A N/A 

 
N/A 

 

 
N/A 

 

 
N/A 

Min. Side Yard 50 ft. N/A N/A N/A N/A N/A N/A 

Min. Rear 
Yard 50 ft. N/A N/A N/A N/A N/A N/A 

Max. 
Impervious 

Surface Ratio 
0.75 

Not 
Specified 

(0%) 
9.7% No 

 

Not 
Specified 

 

10.4% 
 

No 
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this is not a conforming subdivision and will require bulk variances. 

4.4 Parking Setback. As per Section 424D(1) of the Township’s Land Use Ordinance, the LI District requires a 
setback of 35 feet from any lot line for surface parking. There are no setback dimensions for the portion 
of the surface parking located partially within the Township. It is possible that relief will be required for 
the setback to property lines abutting Enterprise Avenue and the Assunpink Creek. A “technical” variance 
is also necessary for the 0 foot setback of the parking lot that extends into the City of Trenton.   

 

5.0 Site Plan Comments 

5.1 Given the residential neighborhoods within the Township of Hamilton located within close proximity to 
the rear of the subject premises, the Applicant should provide testimony regarding noise and light 
seepage and the anticipated vehicular and pedestrian activity level expected to be associated with this 
section of the property.  

5.2 There are existing trees located within the right of way, planted in landscaped tree wells on the sidewalk. 
The Applicant proposes to replace the trees with those that are similar in size for overall streetscape 
consistency.  

 

 

 

 

 

 

 

 

 

 

 

 

5.3 As noted in the photograph above, there are existing concrete dividers blocking the entrance to the 
Assunpink Trailhead. The Applicant should confirm that these obstructions will be removed to preserve 
access to the trail.  

5.4 Regarding the proposed Landscaping Plan, the Applicant should address the following;  

Assunpink Trailhead, as viewed from Second Avenue 
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a. The Applicant should replace “Malus Sargenti” (“Sargents Dwarf Crab”) since it is not 
native to New Jersey. The replacement tree should be sized appropriate for the location 
under the overhead wires.  

b. The selected shrubs for the bioretention basin are in compliance with the recommended 
shrubs for wet conditions.  

Regarding the bioretention basins, or the portions thereof located within Lawrence, the 
Applicant should specify the location of any outfall structures or emergency spillways and 
ensure that they are properly screened from view on Enterprise Avenue. 

5.5 The Applicant should provide confirmation that the sight triangle located along the driveway entrance to 
the north on Enterprise Avenue, and largely within Lawrence Township, is clear of any obstructions, 
including signage, street trees, fence posts, etc.   

5.6 The application rider states that proposed Lot B, which contains the Assunpink Creek trail, will continue 
to be owned and maintained by the City of Trenton. The Applicant should confirm the same for proposed 
Lot D within Lawrence Township, which contains the trailhead at Second Avenue.  

5.7 The Applicant should confirm that the single light fixture proposed within the Township of Lawrence is 
dark sky compliant and does not exceed a color temperature of 3000K. Additionally, the light should be 
shielded to prevent glare into the road and adjacent properties. While outside the jurisdiction of 
Lawrence Township, it is recommended that the light fixtures in Trenton also have these features.  

 

6.0 Materials Reviewed 

6.1 Application SP-6/25 

6.2 Site Plan, consisting of 22 sheets, prepared by Gregory J. Redington, PE of REDCOM Design and 
Construction LLC, last revised December 12, 2025.  

6.3 Topographic Survey, consisting of 1 sheet, prepared by Justin J. Hedges, PLS, CFS, of InSite Surverying 
dated last updated May 1, 2025.  

6.4 Architectural Plans, consisting of 5 sheets, prepared by Roberto Martinez, RA, last revised December 17, 
2025 

 

 

7.0 Applicant Team 

7.1 Applicant: Meridian Furniture, Inc., 1422 Coney Island Avenue, Brooklyn, NY 11230, 718-758-4455, 
mike@meridianfurnitureusa.com 
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7.2 Owner: City of Trenton, 319 East State Street, Trenton, NJ 08608, 609-989-3000, jbeach@trentonnj.org  

7.3 Attorney: Dino Spadaccini, Esq., 98 Franklin Corner Road, Lawrenceville, NJ 08648, 609-912-0100, 
dino@spadlaw.com 

7.4 Engineer: William Haduch, PE, 433 North Avenue East, Westfield, NJ 07090, 908-233-4030, 
willh@redcomllc.vcom  

mailto:willh@redcomllc.vcom
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 C (1) & (2) VARIANCE CONSIDERATIONS 
 
 

C (1) “HARDSHIP” VARIANCE – POSITIVE CRITERIA 
The Board has the power to grant “c(1)” or “hardship” variances to permit relief from zoning regulations where a 
hardship to conformance exists (N.J.S.A. 40:55D-70c(1)). Proving the existence of the hardship is the so-called 
“positive criteria”.  

In order to grant the variance, the Board must find that the strict application of the regulation for which relief has 
been requested would result in peculiar and exceptional practical difficulties to, or exceptional and undue hardship 
upon, the developer of such property for one or more of the following reasons: 

 by reason of exceptional narrowness, shallowness or shape of a specific piece of property,  

 or by reason of exceptional topographic conditions or physical features uniquely affecting a specific piece 
of property, or  

 by reason of an extraordinary and exceptional situation uniquely affecting a specific piece of property or 
the structure lawfully existing thereon, 

It should be noted that the finding of the hardship must be for the specific property in question – it must be unique 
to the area. Note also that a hardship variance cannot be granted by a self-created hardship or personal hardship 
of the applicant. Additionally, finding of a hardship need not provide inutility – that the property cannot be developed 
without a variance.  

 

C (2) “FLEXIBLE” VARIANCE – POSITIVE CRITERIA 
The Board has the power to grant “c(2)” or “flexible” variances to permit relief from zoning regulations where an 
alternative proposal results in improved planning, as measured by the two below items (N.J.S.A. 40:55D-70c(2)). 
Proving the improved planning is the so-called “positive criteria”. 

 One or more purposes of the Municipal Land Use Law would be advanced by the deviation, and  

 the benefits of the deviation from the zoning ordinance requirements would substantially outweigh any 
detriment. 

It should be noted that the finding of the benefits must be for the specific property in question – it must be unique 
to the area. The zoning benefits resulting from permitting the deviation(s) must be for the community and not merely 
for the private purposes of the owner. Benefits resulting the deviation(s) are not restricted to those directly obtained 
from permitting the deviation(s) at issue; permitting the deviation(s) can be considered in light of benefits resulting 
from the entire development proposed.  
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The following provides the purposes of the Municipal Land Use Law. Note that the Board should only consider those 
purposes of zoning that are relevant to the particular property and implicated by the variance relief sought. 

a. To encourage municipal action to guide the appropriate use or development of all lands in this State, in a 
manner which will promote the public health, safety, morals, and general welfare; 

b. To secure safety from fire, flood, panic and other natural and man-made disasters;  

c. To provide adequate light, air and open space; 

d. To ensure that the development of individual municipalities does not conflict with the development and 
general welfare of neighboring municipalities, the county and the State as a whole;  

e. To promote the establishment of appropriate population densities and concentrations that will contribute 
to the well-being of persons, neighborhoods, communities and regions and preservation of the 
environment; 

f. To encourage the appropriate and efficient expenditure of public funds by the coordination of public 
development with land use policies; 

g. To provide sufficient space in appropriate locations for a variety of agricultural, residential, recreational, 
commercial and industrial uses and open space, both public and private, according to their respective 
environmental requirements in order to meet the needs of all New Jersey citizens; 

h. To encourage the location and design of transportation routes which will promote the free flow of traffic 
while discouraging location of such facilities and routes which result in congestion or blight; 

i. To promote a desirable visual environment through creative development techniques and good civic 
design and arrangement; 

j. To promote the conservation of historic sites and districts, open space, energy resources and valuable 
natural resources in the State and to prevent urban sprawl and degradation of the environment through 
improper use of land; 

k. To encourage planned unit developments which incorporate the best features of design and relate the 
type, design and layout of residential, commercial, industrial and recreational development to the 
particular site; 

l. To encourage senior citizen community housing construction; 

m. To encourage coordination of the various public and private procedures and activities shaping land 
development with a view of lessening the cost of such development and to the more efficient use of land; 

n. To promote utilization of renewable energy resources;  

o. To promote the maximum practicable recovery and recycling of recyclable materials from municipal solid 
waste through the use of planning practices designed to incorporate the State Recycling Plan goals and 
to complement municipal recycling programs; 

p. To enable municipalities the flexibility to offer alternatives to traditional development, through the use of 
equitable and effective planning tools including clustering, transferring development rights, and lot-size 
averaging in order to concentrate development in areas where growth can best be accommodated and 
maximized while preserving agricultural lands, open space, and historic sites; and 
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q. To ensure that the development of individual municipalities does not unnecessarily encroach upon 
military facilities or negatively impact the operation of military facilities, and to those ends, to encourage 
municipalities to collaborate with military facility commanders in planning and implementing appropriate 
land use controls, thereby improving the vitality of military facilities and protecting against their loss 
through the Base Realignment and Closure process or mission loss. 

 

(C) 1 AND 2 VARIANCE – NEGATIVE CRITERIA 
In addition to the positive criteria, the Board must also find that the requested relief meets both components of 
“negative criteria”.   

1. The proposal will not create a “substantial detriment to the public good”; and 

2. The proposal will not create a “substantial detriment to the zone plan and zoning ordinance”.  

Note that the criteria are not “no detriment”, instead use of the term “substantial” indicates that the detriment must 
be significant. However, it should also be weighed against the benefit to the public good that is identified in the 
positive criteria. Essentially, the greater the benefits, or in the case of a (c) 1 variance the hardship, of a project, the 
greater the detriments must be to achieve the quality of being substantial.  









 

Environmental and Green Advisory Committee (EGAC) Advisory Memorandum 

Project: Meridian Furniture Warehouse Redevelopment – Enterprise Avenue 

Location: Lots C and D – Lawrence Township Portion 

Applicant: Meridian Furniture, Inc. 

Date: March 6, 2026 

Project Summary 

The proposed redevelopment is primarily located in the City of Trenton. The Lawrence Township portion 

includes Lot C, containing parking areas and two bioretention stormwater basins, and Lot D, which 

includes the Assunpink Creek Trail / Greenway corridor. 

The Environmental and Green Advisory Committee provides advisory comments to assist the Planning 

Board and staff in identifying environmental considerations and potential mitigation measures relevant to 

the Lawrence Township portion of the project. 

Comments and Recommendations 

1. Floodplain and Riparian Corridor 

The Lawrence Township portion of the site is located adjacent to the Assunpink Creek flood-hazard 

corridor. Flood or backwater conditions can temporarily reduce basin storage or prevent drainage through 

outlet structures, which may affect basin performance during those events. 

Flood conditions along the corridor are influenced by upstream watershed runoff and increasing rainfall 

intensity. Facilities located near floodplain areas may therefore experience sediment deposition, debris 

accumulation, or temporary drainage constraints during flood events. 

2. Stormwater Management and Operations 

Stormwater runoff associated with the redevelopment is conveyed to bioretention basins located on Lot C 

within Lawrence Township, while the principal warehouse development occurs in Trenton. Clear 

maintenance responsibility and inspection practices are important to ensure continued system 

performance. 

The stormwater report indicates the basins function as underdrained bioretention systems, providing 

pollutant removal and detention but not groundwater recharge. These systems rely on filtration media and 

underdrain discharge rather than infiltration into native soils, making continued maintenance of 

pretreatment structures and basin media important. The following observations are offered to assist the 

Planning Board and municipal engineer in considering long-term stormwater system performance. 

The stormwater O&M framework should clearly identify: the responsible maintenance entity, the legal 

mechanism establishing responsibility, and maintenance access to inlets, outlet structures, and underdrain 

cleanouts. 



Include site-specific inspection intervals, such as: 

Inspection frequency: Monthly inspections during the first 6 months following installation, Quarterly 

inspections during the first two years of operation, Semi-annual inspections thereafter. 

Post-storm inspections: Inspection within 72 hours following rainfall events exceeding approximately 

1.5 inches or overtopping conditions. 

Pretreatment maintenance: Inspection and cleaning of inlet structures and pretreatment areas during 

scheduled inspections and after major storm events. Sediment removal when accumulation approaches 6 

inches or when flow becomes restricted.  

Basin maintenance: Inspection of basin media and vegetation during scheduled inspections. 

Replacement of failed plantings within the next growing season. 

Underdrain and outlet inspection: Periodic inspection of underdrain cleanouts and outlet structures at 

least annually and after major storm events. 

Flood-event inspection: Inspection of basin condition within 72 hours following flood events affecting 

the Assunpink corridor. 

Maintain clear limits of disturbance near the corridor and implement strong erosion and sediment controls 

during construction. Facilities located near floodplain areas should be inspected following flood events to 

identify sediment accumulation, debris blockage, or damage affecting system performance. 

3. Wildlife and Biodiversity 

Wood Thrush activity documented in the vicinity indicates that the Assunpink Creek corridor supports 

migratory forest bird habitat. The Wood Thrush is classified in New Jersey as a species of special 

concern. 

Maintain vegetated corridor structure where feasible and incorporate native plant species that provide 

food and cover for wildlife. Schedule tree or woody vegetation removal outside the primary nesting 

season (April 1 – August 31) unless the absence of active nests is confirmed. 

4. Exterior Lighting 

Lighting models shown on the plans do not clearly demonstrate fixtures designed to minimize uplight, 

glare, and spill near the greenway corridor. 

Use fully shielded dark-sky compliant fixtures with warm color temperature (3000K or lower) and U0 

uplight rating, such as: 30K7 (3000K, 70 CRI), 27K7 (2700K, 70 CRI) paired with low-glare optics: 

T3LG, T4LG, T5LG. Orient fixtures to limit spill toward the greenway corridor and adjacent vegetation. 

5. Assunpink Greenway Corridor 

Lot D includes the Assunpink Creek Trail / Greenway corridor adjacent to the Lawrence portion of the 

project. The corridor depicted on the plans does not appear to correspond with the open space mapping 

layer associated with the Assunpink corridor. Clarify the ownership and status of the corridor and resolve 

any discrepancy between the site plans and mapping. 

6. Landscaping and Soil Conditions 



The landscape schedule includes ornamental cultivars where native species may be better suited to basin 

and corridor conditions. Native straight-species alternatives may improve ecological value, landscape 

resilience, and stormwater basin performance. 

In addition, prioritize soil decompaction and organic amendment beneath landscaped areas. Soil 

restoration often produces greater improvements in infiltration and plant survival than ornamental species 

substitutions alone. 

 

EXHIBIT A 

Landscape Recommendations – Lot C (Block 602, Lots 1 & 2) 

Meridian Furniture Warehouse Redevelopment – Lawrence Township 

Site Performance Context 

Lot C includes compacted soils, stormwater bioretention basins, floodplain and flood-fringe areas, and 

exposure to heat and road salt. Because landscape materials influence stormwater infiltration 

performance, sediment stability, and post-flood recovery, plant selections should prioritize native species 

tolerant of inundation, wet–dry cycles, and disturbed soils, consistent with vegetation guidance for 

bioretention and infiltration systems under New Jersey stormwater BMP design standards. During flood 

events or periods of elevated groundwater, stormwater facilities may not drain as designed; vegetation 

tolerant of periodic inundation improves system resilience under these conditions.  

Plant Schedule Adjustments 

Replace lower-performance or non-native selections with native straight species where feasible. 

Existing Plant Issue Recommended Replacement 

Chamaecyparis pisifera 

‘Baby Blue’ 

Non-native; poor flood 

tolerance 
Juniperus virginiana 

Juniper sabina ‘Blue 

Forest’ 
Non-native; shallow rooting Ilex glabra 

Juniperus horizontalis 

‘Lime Glow’ 

Cultivar: limited ecological 

value 

Juniperus horizontalis or Schizachyrium 

scoparium 

Malus sargenti 
Non-native; disease-prone; 

poor flood tolerance 

Amelanchier canadensis, Carpinus 

caroliniana, or Cercis canadensis 

Native species appropriate to retain 

Clethra alnifolia 

Ilex verticillata (provide one male plant for every 5–8 females) 

Viburnum dentatum 

Condition-Based Planting Guidance 

Basin Bottom / Frequently Wet 

Carex stricta, Carex vulpinoidea, Juncus effusus 



Scirpus cyperinus, Iris versicolor 

Asclepias incarnata, Eupatorium perfoliatum 

Cephalanthus occidentalis, Cornus amomum 

Basin Slopes / Intermittently Wet 

Panicum virgatum, Schizachyrium scoparium 

Itea virginica, Aronia melanocarpa, Physocarpus opulifolius 

Rudbeckia fulgida, Solidago rugosa 

Upland Edge / Parking Areas 

Ilex glabra, Morella pensylvanica 

Carpinus caroliniana, Cercis canadensis 

Quercus bicolor, Acer rubrum, Betula nigra 

Floodplain Edge / Riparian Areas 

Cornus amomum, Cephalanthus occidentalis, Sambucus canadensis 

Nyssa sylvatica, Betula nigra, Quercus bicolor 

Soil Restoration 

Given documented soil compaction on Lot C, landscaped areas should include soil decompaction and 

incorporation of organic amendments before planting. Soil restoration improves infiltration performance, 

root establishment, and basin recovery between storm events, and often yields greater plant-survival 

benefits than ornamental substitutions alone. 

Native Plant Substitution Standard 

Plant species identified in this exhibit are intended as native straight species appropriate to site conditions. 

Substitution with non-native species or ornamental cultivars shall not occur unless the applicant 

demonstrates that the alternative provides equal or greater performance with respect to flood tolerance, 

rooting stability, and ecological function for the specified planting location. 

Vegetation Performance and Maintenance 

Vegetation within stormwater facilities should be able to tolerate periodic inundation, sediment 

deposition, and variable moisture conditions. Vegetation that fails to establish or dies due to flooding, 

sedimentation, or basin operating conditions should be replaced with species demonstrating equal or 

greater tolerance to maintain stormwater system function. 
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