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June 29, 2026
Via FedEx Overnight and TonicDM

Robbinsville Township Land Use Board
2298 Route 33
Robbinsville, NJ 08691

Attn:  Tianna Thompson, Land Use Coordinator

RE: Main Street Living, LLC
Proposed Mixed-Use Development
and Townhouse Development
Block 1, Lots 31, 33.01, & 34-36
7-9 Main Street &
11-13 Railroad Avenue
Township of Robbinsville
Mercer County, NJ
DEC # 5214-24-00441
Application #R25-03-01

Dear Ms. Thompson,

On behalf of the Applicant, Main Street Living, LLC, enclosed please find the following documents
constituting the formal resubmission towards issuance of application completeness for
Preliminary & Final Site Plan Approval and scheduling of this application for the next available
Land Use Board Meeting for the above referenced project:

e Three (3) copies of the revised Design Waiver/Variance Request Form, prepared by our
office;

e Three (3) copies of the Photograph Location Report, prepared by our office;

e Three (3) signed and sealed copies of the Traffic Impact Study, prepared by Dynamic
Traffic, LLC, dated March 13, 2025, last revised June 29, 2026; and

e Three (3) signed and sealed copies of the Stormwater Management, Water Quality, and
Groundwater Recharge Analysis, prepared by our office, dated December 2025, last
revised June 2026.
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This letter shall serve as the formal response to the following Township of Robbinsville
professional review letters and memorandums:

TRC Review #2, prepared by Stuart Wiser, PP, AICP of ARH Associates, dated
06/04/2026;

Traffic Engineering Review No. 2, prepared by Bruce Klein, PE, PTOE of T & M
Associates, dated 06/04/2026

Landscape Review — 2" Review, prepared by Jack Carman, LLA, FASLA of Design for
Generations LLC, dated 05/30/2026

Architectural Review Memorandum #2, prepared by Steve Leone, AIA, LEED ap of
Spiezle, dated 05/26/2026

Sanitary Sewer Review No.2, prepared by Cameron Corini, PE, CME, CPWM of Roberts
Engineering, dated 06/02/2026

Township Environmental Commission Review Memorandum, dated 02/02/2026
Township Fire Company Review Memorandum #2, dated 06/01/2026

Township Tax Assessor Review Memorandum #2, dated 05/14/2026

Township Board of Health Review Memorandum, dated 02/12/2026

Township Construction Official Review Memorandum #2, dated 06/01/2026

Township Affordable Housing Review Memorandum #2, dated 05/28/2026

Township Legal Review Memorandum, dated 01/14/2026

Township Police Review Memorandum #2, dated 05/14/2026

Township Public Works Review Memorandum #2, dated 05/27/2026

In order to facilitate your review, please find below an itemized response to the aforementioned
review letters:

TRC Review #2, prepared by Stuart Wiser, PP, AICP of ARH Associates, dated 06/04/2026

Ill. Completeness Review: Preliminary & Final Site Plan Checklist

1.

3.

Signed and sealed plans are required.
Revised architectural drawings will be provided as a condition of approval.

Applicant requests a waiver stating, “N/A, no Zoning Permit Denial or Notice of Violation
attributed to the site”. This office has no objection to this request.

Acknowledged.

Applicant requests a waiver stating, “N/A as this is the first submission to the planning
board”. This office has no objection to this request.

Acknowledged.
Applicant requests a waiver stating, “N/A, testimony regarding operations of the retail use
and maintenance of residential elements will be provided”. This office has no objection to

this request.

Acknowledged.
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Satisfaction of this requirement is deferred to the Board’s Sanitary Sewer Engineer.

The Certification of the Wastewater Management Plan was previously submitted.
Applicant requests a waiver stating, “Will provide as a condition of approval. Applications
to utilities are being applied for concurrently”. This office has no objection to deferring this
item to a condition of any approvals granted this Application.

Acknowledged.

Applicant requests a waiver stating, “Signage details have not been determined at this
time. This office has no objection to this temporary waiver request. Applicant is asked to
provide a signage template, with dimensioning, for all signage anticipated. This office has
no objection to deferring this item to a condition of any approvals granted this Application.

Acknowledged. A compliant Signage Plan for the retail building will be submitted
as a condition of approval as tenants are not yet identified.

Applicant requests a waiver stating, “TBD — condition of approval”. This office has no
objection to deferring this item to a condition of any approvals granted this Application.

Acknowledged.

Applicant requests a waiver stating, “Testimony will be provided regarding community
impact (this is part of the residential tract)”. Redevelopment Plan §7.2.1 states, in pertinent
part, that “...the Township Council ... shall review and approve the Project Concepts and
Description of Project Elements proposed for each Redevelopment Project. Such approval
shall ... accept the [Project] for the community...”

Accordingly, the Township Council has considered any impacts of the Project to
Community and found them acceptable. This office therefore has no objection to this
request.

Acknowledged.

Satisfaction of this requirement is deferred to the Board Traffic Engineer.

Addressed.

Applicant requests a waiver stating, “N/A, no existing wetlands on site to the applicant’s
boundary’. This office has no objection to the waiver request.

Acknowledged.
Applicant is asked to provide these photographs at the Board hearing on this matter.

Please see the enclosed Photo Location Report, prepared by our office.
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Applicant requests a waiver stating, “N/A, there are no onsite septic systems located on
the property. This will connect to public sewer”. Satisfaction of this requirement is deferred
to the Board’s Sanitary Sewer Engineer.

Acknowledged.

Applicant requests a waiver stating, “N/A, there are no existing wells on site”. This office
has no objection to this request.

Acknowledged.

Applicant requests a waiver stating, “No known Master Plan Features within 500", This
office has no objection to this request

Acknowledged.

Applicant requests a waiver, stating “Lidar Topography for adjacent properties shown”.
This office cannot support this request (See Engineering Comment C.1).

The DA Maps within the Stormwater Report appendix have been revised to include
LIDAR topography of adjacent lots to the north and west of the project site. The
LIDAR source data was provided by NOAA 2015 DVRPC Lidar: Delaware Valley (PA,
NJ) which will be provided on the Grading Plan as a condition of approval.

It should be noted that only off-site lots 28-30 appear to drain onto the subject parcel
and is accommodated in the stormwater design accordingly. The development to
the west, including Raven’s Road, is properly surveyed and bypasses the subject
parcel entirely. Pursuant to our discussion with Ms. Feigin, this is acceptable.

Applicant requests a waiver stating, “N/A, existing roadways will remain undisturbed”. This
office has no objection to the request.

Acknowledged.

Applicant requests a waiver stating, “Off-site Groupings and Species are not shown within
200’. Satisfaction is deferred to the Board’s Landscape Architect.

Acknowledged.
Satisfaction of this requirement is deferred to the Board Architect.
Acknowledged.

Applicant requests a waiver stating, “N/A, there are no known cultural features, historic
sites, or critical view shed located on the site”. This office has no objection to this request.

Acknowledged.
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21. Applicant requests a waiver stating, “Existing tree species have not been determined —
trees in LOD will be demolished”. Township policy waives this requirement for
Redevelopment Projects.

Acknowledged.

22. Applicant requests a waiver stating, “Off-site trees were not surveyed. No disturbance off-
site”. Township policy waives this requirement for Redevelopment Projects.

Acknowledged.
23. Satisfaction is deferred to the Board’s Landscape Architect.
Acknowledged.
24. Applicant is asked to address outdoor pedestrian spaces.
The Site Plan (Sheet 5 of 31) and the Landscape Plans (Sheet 10-11 of 31) will be
revised to label the outdoor pedestrian spaces as a condition of approval. A

rendering will be provided at the hearing.

25. Applicant requests a waiver stating, “Applicant is seeking Preliminary Site Plan Approval
concurrently [with] Final”. This office has no objection the request.

Acknowledged.

26. Applicant requests a waiver stating, “Construction quantities will be provided upon
favorable action”. This office has no objection to this request.

Acknowledged.

27. Applicant requests a waiver stating, “Metes and bounds descriptions will be provided upon
favorable action” This office has no objection to this request.

Acknowledged.

28. Applicant requests a waiver, stating “TBD — condition of approval”. This office has no
objection to the waiver request. This office has no objection to this request.

Acknowledged.
Redevelopment Plan Process
As specified under RDP §7.2.1 B.2, the action of entering into a Redevelopment Agreement
with the Developer served as the Township Council’s final approval of the Project Concepts
and Description of Project Elements, and as its final certification of the Project’s consistency
with the RDP. Such action was required in order for this Application to be heard by the Land
Use Board under RDP §7.2.1 C.

Informational.
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V. Planning Analysis:

A. Use: Lots 31, 33.01, and 34-36 are located in the Main Street Living Redevelopment
Parcel as established by the RDP. The proposed Mixed-Use Multifamily Apartments
above Retail and Stacked Townhouses both conform to the Permitted Principal Uses of
the RDP.

Informational.

B. Building Limit Controls

29. Applicant is asked to provide the height of proposed parking lot screening and provide

testimony regarding the visual impervious efficacy of proposed plantings.

The Landscape Plans (Sheet 10-11 of 31) will be revised to provide the height of
the proposed parking lot screening as a condition of approval. Testimony will
be provided at the hearing.

30. At time of this review, Applicant had not finalized its signage package. This office

recommends that any approvals granted this Application be conditioned upon
Applicant submitting an acceptable Sign Package, with the understanding that any
element found to be not acceptable may require a return to the Board.

Acknowledged. A Signage Plan for the retail building will be submitted as a
condition of approval as tenants are not yet identified.

C. Additional Planning Comments

1.

Colors (RDP §8.3.11)

Colors shall be from the Benjamin Moore Historical Color Collection or equivalent.
Brick shall be in the brown and red ranges. Stucco, stone and masonry veneer shall
be earthtones. Satisfaction is deferred to the Board Architect.

Acknowledged.

Heating, Air Conditioning & Telecommunications (RDP §8.3.12)

Air-conditioning units, HVAC systems, exhaust pipes or stacks, elevator housing,
satellite dishes and other telecommunications receiving devices shall be screened
from the public Right-of-Way and from adjacent properties by use of walls, fencing,
roof elements, penthouse-type screening devices and/or landscaping. Satisfaction is
deferred to the Board Architect.

Acknowledged.

Environmental Protection Measures (RDP §11.6)

Environmental protection measures are required when and where necessary.
Applicant is asked to clarify if disturbance within NJDEP regulated areas are proposed.
Environmental protection measures may be required.

The NJDEP Wetlands Absence Determination was previously submitted.



Township of Robbinsville
June 29, 2026
Page 7 of 29

VI. Engineering Analysis

A. Circulation, Parking, and Loading Plan (RDP §9.0)

1.

Revise the stall that contains both EV and ADA parking. An EV stall cannot be
considered an ADA stall. If an accessible EV stall is required and to be proposed, it
shall be designed in accordance with “ADA Technical Assistance Document: Design
Recommendations for Accessible Electric Vehicle Charging Stations”.

The Site Plan (Sheet 5 of 31) will be revised to relocate EV stalls as a condition
of approval.

Consider relocating the EV parking stalls away from the building as this is a potential
fire safety concern.

The Site Plan (Sheet 5 of 31) will be revised to relocate EV stalls as a condition
of approval.

B. Floodplain, Wetlands & Stormwater Management (RDP §10.2)

1.

Provide all current & future adjusted HydroCAD outputs for all storm events for pre-
and post-development.

Please see the requested information in the enclosed Stormwater Management,
Water Quality, and Groundwater Recharge Analysis, prepared by our office,
dated December 2025, last revised June 2026.

Comply with the soil testing criteria Per NJ BMP Chapter 12 - Soil Testing Criteria as
it appears none of the basins meet the minimum required number of soil tests.
Update the infiltration rates used in the groundwater mounding analyses accordingly
per any new testing results. Applicant states that they will provide as a condition of
approval. This office cannot support deferring this item as it is a pertinent control factor
in stormwater management design.

Additional Soil Tests have been coordinated with and performed by Dynamic
Earth, LLC and the results have been utilized within the stormwater management
design. Please see the enclosed Test Pit Logs within the Appendix of the
Stormwater Report. Please note that permeability testing results are underway
and will be provided supplemental to the Hearing; however, per our review of
the soil characteristics and layers, we do not expect any issues with
permeability readings as they are consistent with prior permeability tests
conducted in the same soil strata.

Delineate and label the subcatchments’ areas on the Existing Conditions Drainage
Area Map. Identify the ground cover types for all pervious subcatchments to support
the hydrologic modeling inputs.

The Existing Conditions Drainage Area Map has been revised to delineate
subcatchment areas as required.
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Depict the tree line from the survey in the existing drainage area mapping as the tree
line provided does not match the tree line depicted on aerial imagery.

The Existing Drainage Area Map has been revised to depict the tree line from
the survey.

Demonstrate how the peak flow rates were derived in the column titled “Existing
Disturbed Peak Flow Rate (cfs) DA Total” in the Point of Analysis #1 table (they do not
appear to correspond to any link or node shown in the existing conditions routing
diagram).

This information can be found in SWM Report Appendix Item 02 — Existing
Hydrology — 2, 10, & 100 Year. Within the HydroCAD report, “DA South” is the
disturbed area and “DA Off Site” is the undisturbed area.

Review the Tc flow path and fully revise as necessary to reflect the actual direction of
runoff. The surface description is not appropriate for the shallow concentrated portion
of the path and “unpaved” is not an acceptable description for a grass/wooded area
(recommend “short grass pasture” as more appropriate). Any additional Tc paths that
may not have the correct ground cover, path, and/or slope must be corrected.

The HydroCAD model has been revised to provide accurate and consistent TC
values.

Review the Tc flow path and revise as necessary to reflect the actual path length and
slope. (the Tc path for subcatchment 45S appears to start within Basin D and the
slopes are steeper than 3%).

The HydroCAD model has been revised to provide accurate and consistent TC
values.

The current groundwater mounding analyses for Basins A & B indicate mounding
failure. Revise the Basins A & B design and/or supporting calculations to demonstrate
compliance with the required separation to the seasonal high-water table (SHWT).
Note that for basins with complete soil replacement of its surface area, the Kh can be
adjusted to correspond to the permeability of the soil used for replacement. The output
calculations for the proposed 100-yr storm need to be provided in order to properly
analyze the groundwater mounding.

The basin bottom elevations for Basins A & B have been revised to provide
compliant groundwater mounding analysis for both basins.

Per N.J.A.C. 7:8-5.6 and NJDEP BMP Manual Chapter 5: Stormwater
Management Quantity and Quality Standards and Computations, Conditions
Regarding the Use of Exfiltration in Stormwater Runoff Routing Computations,
groundwater mounding analysis of the projected 100-year storm is only required
when modelling exfiltration within the hydrology to meet flow reductions.
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The 100-year peak flow elevation for Basins C. and D. are higher than the basin’s
OCS grate. The OCS grate must be modeled in HydroCAD and output calculations for
the proposed 100-yr storm provided.

The OCS grates have been modeled in HydroCAD for Basin C. The Basin D
projected 100-year storm elevation is lower than the proposed OCS grate.
Please see the attached Stormwater Management, Water Quality, and
Groundwater Recharge Analysis, prepared by our office, dated December 2025,
last revised May 2026.

The typical slopes shown on the plans appear to depict pipe conflicts, and the pipe
elevations do not appear to match the Pipe Crossing Table. Review and revise the
plans for consistency.:

The Drainage Plan (Sheet 8 of 31) will be revised to provide additional pipe
crossing information and locations for concrete encasements as a condition of
approval.

Provide a concrete encasement detail and clarify how concrete encasement or other
protective measures will be provided where a larger pipe crosses over a smaller pipe
with less than 6” of vertical clearance.

The Construction Details (Sheet 22 of 31) will be revised to provide a concrete
encasement detail as a condition of approval.

Provide the sanitary sewer invert elevation at the buildings or at any locations where

a drop occurs in order to verify the inverts shown in the Pipe Crossing Table. As
currently shown, several inverts do not appear to match with the stated pipe slopes.
Review and revise the plans and/or Pipe Crossing Table accordingly.

The Utility Plan (Sheet 9 of 31) will be revised to provide additional invert
information and pipe crossing information with locations for concrete
encasements as a condition of approval.

Review and revise the plans and/or Pipe Crossing Table accordingly to fix these
discrepancies, including but not limited to Crossing #7 and 30 (this office calculated
these crossings to be less than 6” and 18” in cover respectively).

The Utility Plan (Sheet 9 of 31) will be revised to provide additional invert
information and pipe crossing information with locations for concrete
encasements as a condition of approval.

Regarding groundwater recharge calculations, the areas used in the NJGRS
spreadsheet does not match the areas used in the HydroCAD stormwater modelling.
Revise as necessary to ensure consistency throughout documents.

The Groundwater Recharge calculations have been revised as requested.
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The proposed inlets on the south side of the site do not appear to capture runoff from
the disturbed area. Reanalyze and revise inlet drainage areas and non-detained
drainage areas.

The Grading Plan (Sheet 6 of 31) will be revised to provide additional spot shot
grades to capture the runoff from the disturbed area as a condition of approval.

Confirm that the south offsite basin will not be negatively impacted and that there isn’t
a significant increase of runoff towards it.

The development is meeting the necessary flow reductions per N.J.A.C 7:8;
therefore, the south offsite basin will not be negatively impacted.

It appears that the proposed runoff at the rear of the southerly buildings will be directed
the adjacent lot offsite and not the inlets onsite as flow arrows indicate. Revise the
slopes from high points at the southerly rear of the site to be steeper slopes directed
towards the inlets onsite than the slopes to the adjacent property offsite.

The Grading Plan (Sheet 6 of 31) will be revised to provide additional spot shot
grades to capture the runoff from the disturbed area as a condition of approval.

Clarify the pipe crossings in the drainage profiles as it appears pipes are in direct
conflict with each other. Revise text overlaps within the drainage profiles.

The Drainage Profiles (Sheets 29-31 of 31) will be revised to remove text
overlaps and pipe conflicts as a condition of approval.

This office will review the Operations and Maintenance Manual after all above
stormwater comments have been addressed.

Acknowledged.

THIS OFFICE CANNOT RECOMMEND THAT THIS APPLICATION BE ADVANCED
TO THE BOARD UNTIL WE ARE GENERALLY SATISFIED WITH THE
AFOREMENTIONED STORMWATER MANAGEMENT COMMENTS.

Acknowledged.

C. Miscellaneous Engineering Comments

1.

Provide the source date of the off-site LIDAR topography to address concerns that this
LIDAR topography was performed prior to the adjacent Raven’s Road development.

The DA Maps within the Stormwater Report appendix have been revised to
include LIDAR topography of adjacent lots to the north and west of the project
site. The LIDAR source data was provided by NOAA 2015 DVRPC Lidar:
Delaware Valley (PA, NJ) which will be provided on the Grading Plan as a
condition of approval.



Township of Robbinsville
June 29, 2026
Page 11 of 29

It should be noted that only off-site lots 28-30 appear to drain onto the subject
parcel and is accommodated in the stormwater design accordingly. The
development to the west, including Raven’s Road, is properly surveyed and
bypasses the subject parcel entirely. Pursuant to our discussion with Ms. Feigin,
this is acceptable.

. Address the discrepancy between the Survey and the Site Plan, which have different
blocks and lots in their title blocks. This office has no objection to making this item a
condition of any approvals granted this Application..

The ALTA/NSPS Land Title Survey will be revised to provide the correct
Block/Lots as a condition of approval.

Depict the blocks and lots on the Site Plan. This office has no objection to making this
item a condition of any approvals granted this Application.

The Site Plan will be updated with Block and Lot information as a condition of
approval.

. Address compliance RDP §10.1.3 regarding preventing interruption of existing utility
services.

The Applicant will comply with the requirements of each individual utility to
ensure uninterrupted service.

Provide more information and details regarding the proposed amenity space/park.

A Dog Park and Typical Foundation Plans Detail (Sheet 11 of 31) is provided
which contains details and information on the proposed amenity space/park.

Label/ldentify the bump out at the rear of the buildings.

The Site Plan (Sheet 5 of 31) will be revised to provide the above-mentioned
labels.

Revise the proposed contours to tie into existing contours in the same direction as the
existing contours, not perpendicularly.

The Grading Plan (Sheet 6 of 31) will be revised to tie in proposed contours in
the same direction as the existing contours.

Revise proposed contours to have smooth curves in lawn areas eliminating jagged
edges.

The Grading Plan (Sheet 6 of 31) will be revised to provide smoother contours
within lawn areas.



Township of Robbinsville
June 29, 2026
Page 12 of 29

9. Provide high point elevations, and label as such, along drainage divide lines along with
flow arrows to depict the direction of runoff.

The Grading Plan (Sheet 6 of 31) will be revised to provide high point elevations
and drainage flow arrows.

10. A New Jersey Licensed Professional Engineer will need to certify, prior to construction,
the design for any of the on-site retaining walls in excess of 4’ in height..

Acknowledged.

11. The existing off-site topography shall be provided in the plan set, where applicable, as
provided on the drainage area maps.

The DA Maps within the Stormwater Report appendix have been revised to
include LIDAR topography of adjacent lots to the north and west of the project
site. The LIDAR source data was provided by NOAA 2015 DVRPC Lidar:
Delaware Valley (PA, NJ) which will be provided on the Grading Plan as a
condition of approval.

It should be noted that only off-site lots 28-30 appear to drain onto the subject
parcel and is accommodated in the stormwater design accordingly. The
development to the west, including Raven’s Road, is properly surveyed and
bypasses the subject parcel entirely. Pursuant to our discussion with Ms. Feigin,
this is acceptable.

12. Provide a detail of the entry gate.

A Construction Detail of the entry gate will be provided as a condition of
approval.

13. The dog park is proposed OVER the force main easement. Applicant is asked to
provide approvals from outside agencies for proposed improvements over easements.

The Applicant’s Engineer has been in coordination with the Township. Approval
for the proposed improvement over the township’s easement will be submitted
as a condition of approval.
VII. Departures, Deviations & Design Waivers
A. Applicant requires Board concurrence / approval for Signage.
Acknowledged.

B. Pending clarification of the issues raised in this report, additional relief may be required.

Acknowledged.
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The Redevelopment Plan does not recognize the ‘bulk (‘c’) variance’ process under the
Municipal Land Use Law (N.J.S.A. 40:55D-70c). The processes for deviating from specific
Building Limit Controls and other design regulations follow:

1. Deviations

With the exception of regulations pertaining to Maximum Building Height, and those which
impact dwelling unit count and/or residential density, the Land Use Board may, at time of
Review & Approval and without formal amendment to this Redevelopment Plan, approve
departures from the Building Limit Controls and the quantifiable requirements of the
Architectural Controls, Circulation, Parking & Loading Plan, Infrastructure Controls and
the Landscaping, Streetscaping & Lighting Provisions of this Redevelopment Plan as may
be requested by a Redeveloper ~ to a maximum of 20% Deviation from the subject
regulation.

Deviations shall only be granted for a Project whose totality of architecture exhibits ~ in
the sole opinion of the Land Use Board, superior design and quality, and further provided
that such departure(s) are, in the sole opinion of the Board, consistent with the intent of
the Redevelopment Plan.

Requests for such relief shall require clear justification as to why the standard should be
relaxed. Such justification shall generally conform with the requirements for Variance relief
under N.J.S.A. 40:55D-70c., which otherwise would be required were the Project not
developed under this Redevelopment Plan.

In reviewing such requests, the Land Use Board shall have the flexibility to consider the
request on the totality of its merits and not on the rigid requirements of the Positive and
Negative Criteria required for Variance relief. Requests beyond 20% require a formal Plan
amendment.

Acknowledged.
2. Design Waivers

A Redeveloper may petition the Land Use Board for departure(s) from the non-quantifiable
provisions of the Architectural Controls; Circulation, Parking & Loading Plan; Infrastructure
Controls; and the Landscaping, Streetscaping & Lighting Provisions of this
Redevelopment Plan in the form of Design Waivers requested at time of Review &
Approval. Requests for such relief shall require clear justification as to why the standard
should be relaxed.

Design Waivers shall only be granted for a Project whose totality of architecture exhibits
~ in the sole opinion of the Land Use Board, superior design and quality, and further
provided that such departure(s) are, in the opinion of the Board, consistent with the intent
of this Redevelopment Plan.

In reviewing any such requests, the Land Use Board shall consider any individual request
on the totality of its merits within the context of all such Waivers requested.

Acknowledged.
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VIIl. Post Approval Considerations

Should the Board grant the desired approvals for this Application, Applicant, and/or its
professionals must, to the extent applicable:

A. Make all appropriate plan revisions as directed by the Board.

B. Contact the Board Secretary to reconcile any outstanding review escrow accounts prior to
Final Plan Certification, Signature or the issuance of building permits, as applicable.

C. Address all necessary bonds, inspection escrows and related items.

D. Provide an estimate of cost for all onsite improvements prepared by a New Jersey
Licensed

E. Submit to the Township Zoning Department and this office evidence (if not already
provided) of the following outside agency approvals prior to the Final Plan Certification or
Signature:
1. Mercer County Planning Board
2. Mercer County Soil Conservation District
3. Robbinsville Township
4. Aqua, NJ
5. New Jersey Department of Environmental Protection (if required)
6. Any others as may be necessary

F. Additionally, Applicant is advised that any damage caused to existing Township-owned
facilities (i.e., roadways, utilities, etc.) during construction shall be repaired and/or
replaced in kind to the satisfaction of the Township Engineer.

Acknowledged.

Traffic Engineering Review No. 2, prepared by Bruce Klein, PE, PTOE of T & M Associates,

dated 06/04/2026

Traffic Impact

3. The Traffic Report states that there are no other developments in the vicinity of the site that
have been approved but not yet constructed. However, multiple development applications in
the immediate area were submitted prior to this application and should be incorporated into
the future conditions analysis. The traffic analysis shall include projected traffic volumes
associated with the following planned developments:

a.

b.

Autumn at Robbinsville located at Block 1, Lot 65.02, which includes 250 Senior Adult
Multifamily Housing Units

Robbinsville Heights located at Block 1, Lots 18, 19 & 20, which includes a Mixed-Use
Development consisting of 28 Multifamily Housing Units, 6,167 SF of Retail space, 2,681
SF of Restaurant space, and 4,095 SF of Bar/Lounge space

Continuing comment.

The Traffic Impact Study has been revised to include projected traffic volumes
associated with the Autumn at Robbinsville and Robbinsville Heights developments,
as requested.
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5. The Traffic Report indicates that the proposed site is expected to generate 56 trips during the
AM peak hour and 87 trips during the PM peak hour. It is noted that the trip generation
calculations are consistent with the rates presented in the current ITE Trip Generation Manual,
12th Edition. Informational only. No action required.

Informational only. No action required.

6. The Trip Generation Table (Table 4) shall be revised to include the Saturday peak hour trip
generation.
Continuing comment

The Trip Generation Table within the Traffic Impact Study has been revised to include
the Saturday peak hour trip generation, as requested.

7. Pass-by trip credits were applied to the Retail component of the site using ITE data for LUC
820 — Shopping Center (>150k). However, this land use category represents significantly
larger retail centers with different trip generation characteristics than the proposed 5,850 SF
Retail space. The Applicant shall provide justification to support the use of LUC 820 —
Shopping Center (>150k) pass-by trip credits for the proposed 5,850 SF Retail space.
Continuing comment.

The application of pass-by trip credits from ITE Land Use Code 820 is considered
appropriate due to the absence of ITE pass-by data for smaller standalone retail uses.
In practice, LUC 820 provides the most reliable and widely accepted source for
estimating pass-by trip reductions for retail developments, regardless of size. The
proposed 5,850 SF retail space is expected to function as a convenience-oriented use,
generating trips similar in nature to those captured in LUC 820. As such, the use of the
LUC 820 passby rates represent a reasonable and commonly accepted approach for
estimating pass-by trips for smaller retail developments. It should also be noted that
the trip generation for the development is still considered conservative due to the lack
of internal capture credits taken between the residential and retail portions of the
project. As such, the Township can feel comfortable that the trip generation as outlined
within the Traffic Impact Study is accurate for the proposed development.

8. The Traffic Report utilizes a trip distribution of 40% to/from Main Street west of the site and
60% to/from Main Street east of the site. While this regional distribution is reasonable based
on the surrounding roadway network, population densities, and existing traffic patterns, the
internal site layout strongly favors use of the Easterly Site Driveway. Specifically, since the
Easterly Site Driveway provides direct access to the Townhouses, it is expected that nearly
100% of the Townhouse trips would utilize the Easterly Site Driveway, in addition to 60% of
the Mixed-Use trips which would be entering or exiting to/from the east. This driveway
utilization is not properly captured in Figure 4. The Applicant shall confirm that this
discrepancy does not affect the conclusions of the traffic analysis.

Continuing comment.

The Traffic Impact Study has been revised to increase the utilization of the Eastern Site
Driveway with the proposed left turn egress restriction at the Western Site Driveway as
discussed in Comment #12. The updated distribution confirms that the Eastern Site
Driveway continues to operate with acceptable levels of service, and the operations of
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the surrounding roadway network remain unchanged. Therefore, the revised driveway
utilization does not adversely affect the findings or conclusions of the traffic analysis.
Further, as discussed in Comment #14, once the future Liberty Street/Route 130
Connector Roadway is constructed, it is anticipated that the site driveways along Main
Street will operate at better results than determined within the Traffic Impact Study.

The Traffic Report indicates that all approach movements at the signalized intersection of
Route 33 & Robbinsville-Edinburg Road (CR 526) / Main Street will operate at LOS F (310
seconds) or better during the AM and PM peak hours under build conditions. The only notable
change in approach delay compared to no-build conditions occurs at the northbound (Main
Street) left/thru/right-turn movement during both peak hours, which is projected to degrade
approximately 25 seconds due to the proposed development, with existing and proposed
delays ranging from 280 to 310 seconds. The applicant shall indicate if there are any timing
or other mitigation measures that can be implemented to minimize the impacts of the proposed
development.

Continuing comment.

Due to the poor operations along all approaches to the intersection, the reallocation of
green time to improve the northbound maneuvers would significantly degrade the
already failing levels of service along the other approaches. As such, it is
recommended to maintain the existing signal timing at the intersection of Route 33 &
Robbinsville-Edinburg Road.

The Traffic Report indicates that all approach movements at the signalized intersection of
Route 130 & Main Street will operate at LOS F (129 seconds) or better during the AM and PM
peak hours under build conditions. The only notable increase in approach delay compared to
no-build conditions occurs at the northbound (Route 130) left-turn movement during the PM
peak hour which is projected to degrade from a no-build LOS F (113 seconds) to a build LOS
F (129 seconds), reflecting a 13-second increase. The applicant shall indicate if there are any
timing or other mitigation measures that can be implemented to minimize the impacts of the
proposed development.

Continuing comment.

Due to the existing coordination at the intersection, it is recommended to maintain the
existing signal timing at the intersection of Route 130 & Main Street.

There is concern regarding the safety and feasibility of left-turn egress movements from both
Site Driveways. During the PM peak hour, only two (2) one-vehicle gaps and seven (7) two-
vehicle gaps were observed, which is insufficient to reliably accommodate the 10 left-turn
egress movements at the Western Site Driveway and the 7 left-turn egress movements at the
Eastern Site Driveway. This issue is compounded by westbound queues along Main Street,
which were observed to extend beyond both Site Driveways for approximately 80—90% of the
four-hour observation period. Because these queues will routinely block both driveways, left-
turning vehicles will experience significant delay and will be forced to rely on courtesy gaps
from westbound traffic, increasing operational and safety concerns.

Given the Western Site Driveway’s close proximity to the signalized intersection and the
observed westbound queues extending up to 706 feet, it is recommended that left-turn egress
movements at the Western Site Driveway be prohibited in order to reduce conflict points and
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improve overall driveway operations. Driveway trip distributions and supporting traffic
analyses shall be revised accordingly.

The Traffic Impact Study has been revised to restrict left turn egress at the Western
Site Driveway, as requested. The Site Plan drawings will be updated as a condition of
approval.

14. In accordance with Section 9.2 of the Redevelopment Plan, the Applicant shall review the
current site layout to confirm compatibility with the proposed Town Center South / Route 130
Connector Roadway which is preliminarily aligned along the southern end of Block 1 — Lot 3.
The Site Plan delineates a dead-end gated roadway leading towards the future connector
roadway, however the Traffic Report does not include any discussion on this future link. The
Applicant shall confirm intended connection to the future connector road and provide
testimony on how this future connection impacts the results of the traffic analysis. The
Applicant is advised that Section 9.2.2 of the Amended and Restated Redevelopment Plan
for the Town Center South Redevelopment Area, dated September 11, 2025, has formalized
a revised alignment of the Liberty Street / Route 130 Connector Roadway.

Continuing comment.

The southern access point has been designed to connect to the future Liberty
Street/Route 130 Connector Roadway and will provide an additional means of ingress
and egress for the townhouse units. The planned connection will re-route some of the
site’s trip generation from the driveways along Main Street to the connector roadway.
As such, the analyses contained within the Traffic Impact Study provide the most
conservative results for the site, and it is anticipated that the site driveways along Main
Street and the surrounding roadway network will operate better than as determined
with in the study.

Parking and Loading

18. A total of 17 EV/Make-Ready parking spaces (1 ADA Accessible) are required for the
Townhouse site component per Section 40:55D-66.20 of the NJ Revised Statues. The EV
parking space requirement calculations are provided below for reference:

Townhouse Site Component Requirement:

15% of the required off-street parking spaces for multifamily residential uses, with 5% of the
EV spaces being ADA Accessible

109 residential spaces required * 15% = 17 EV/Make-Ready spaces required

17 EV spaces required * 5% = 1 ADA Accessible EV space required

The Site Plan provides 50 EV spaces (4 common area spaces and 46 private driveway
spaces) (no ADA Accessible) for the Townhouse site component which does not satisfy the
ADA Accessibility portion of this requirement. The Site Plan shall be revised to provide 1 ADA
Accessible EV space in the common parking area for the Townhouse site component.
Continuing comment. Note, ADA Accessible EV spaces do not count towards the general
ADA Accessible parking requirements.

The Site Plan (Sheet 5 of 31) will be revised to provide 1 ADA Accessible EV space as
a condition of approval.
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19. A total of 3 ADA Accessible (1 Van Accessible) parking spaces are required for the Mixed-

Use site component per Section 208.2 and 208.2.4 of the 2010 ADA Standards for Accessible
Design. The ADA parking space requirement calculations are provided below for reference:

Mixed-Use Site Component Requirement:

3 spaces where 51 to 75 off-street parking spaces are required, with 1 out of every 6 spaces
being Van Accessible. 3 ADA spaces required * (1/6) = 1 Van Accessible space required.
The Site Plan provides 2 ADA Accessible spaces (2 Van Accessible) which does not satisfy
this requirement. The Site Plan shall be revised to provide one additional ADA Accessible
space within the Mixed-Use area. Note, ADA Accessible EV spaces do not count towards the
general ADA Accessible parking requirements.

The Site Plan (Sheet 5 of 31) will be revised to provide one additional ADA Accessible
space as a condition of approval.

Site Plan

26.

27.

The Applicant shall clarify whether any parking spaces located within the Mixed-Use site
component will be reserved for residents or time restricted. There is concern with residents
and patrons competing for parking.

Continuing comment. The response letter indicates additional signage has been provided on
the Site Plan, however no reserved parking space signage appears to be shown. Please
clarify.

The Site Plan (Sheet 5 of 31) has been revised to provide signage clarifying
patron/resident parking.

It is recommended that the ADA Accessible parking spaces located within the Townhouse
site component be relocated to a more centralized location.
Continuing comment.

The Site Plan (Sheet 5 of 31) will be revised to relocate the ADA parking spaces within
the townhouse site.

Access and Circulation

30.

Sight triangles with 445’ for left-turn egress movements and 445’ for right-turn egress
movements are shown at the Easterly Site Driveway approach. These sight lines satisfy
NJDOT Roadway Design Manual (Figure 6-A) intersection sight distance requirements for a
40 MPH design speed and a passenger car design vehicle which are both applicable at this
location. However, the Landscaping Plans propose several trees within the sight triangle
which will obstruct driver vision. The Landscaping Plan shall be revised to eliminate all
proposed trees located within the intersection sight triangle.

Partially addressed. The revised Site Plan indicates that proposed trees within sight triangle
will be limbed up between 30” and six feet above existing grade. It is recommended that limbs
also be removed between 30” and the ground surface.

Additionally, the Applicant shall clarify the mature diameter of the QC — Scarlet Oak trees
located at both Site Driveways. It appears these trunks would be considered an obstruction
at maturity and should be relocated outside of the sight triangle.

The Landscape Plan (Sheet 10 of 31) will be revised as a condition of approval.
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Sight triangles providing 445 feet of sight distance for both left-turn and right-turn egress
movements are shown at the Westerly Site Driveway. These sight distances meet the NJDOT
Roadway Design Manual (Figure 6-A) requirements for a 40-MPH design speed and a
passenger-car design vehicle, which are appropriate for this location. However, review of
current aerial imagery indicates that the available left-facing intersection sight line from the
Westerly Site Driveway is obstructed by off-site buildings and vegetation. These obstructions
are not reflected on the submitted Site Plan. As a result, the minimum intersection sight
distance for left- and right-turn egress movements does not appear to be achieved.

The Applicant shall provide an additional “sight distance” diagram using aerial imagery
delineating all adjacent off-site obstructions (vegetation and buildings) to illustrate the full
extent of available sight distance at the Western Site Driveway. The available sight distance
shall then be evaluated against the minimum stopping sight distance requirements of Section
6.3.3 of the NJDOT Roadway Design Manual at this location.

The Landscape Plan (Sheet 10 of 31) will be revised as a condition of approval.
Intersection sight easements shall be established at both Main Street site driveways in
accordance with Section 142-36.F of the Township’s Ordinance.

Continuing comment. The Applicant has indicated sight easements shall be established as a
condition of approval.

Intersection sight easements shall be established as a condition of approval.

Transportation Improvement Plan (TIP) Fee for Route 130 & Voelbel Road

34.

The Applicant is required to pay a fair share contribution (TIP fee) for roadway improvements
in accordance with Section 142-90.C.2.a.3 of the Municipal Code. The calculation is based
on the following:

a. Add the total proposed Site Generated peak hour traffic for AM, PM, & Weekend trips

b. Multiply the total trips by the anticipated percent distribution of traffic utilizing the
intersection of Route 130 & Voelbel Road

c. Multiply the resultant number of trips by 2025 base fee of $731.31, then adjust this fee as
appropriate for the current year based on the ‘rate of interest charged on judgments
docketed with the Superior Court of New Jersey”, which is established as 4.5% for 2026.

The TIP fee calculation is as follows:
TIPFee=(_AM+ ___ PM+__ SAT “new’” trips) x __ % distribution x ($731.31 x 1.045
rate of interest)

The TIP Fee will be calculated once the Trip Generation has been revised per previous
comments.
Continuing comment.

Acknowledged.
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Landscape Review — 2nd Review, prepared by Jack Carman, LLA, FASLA of Design for

Generations LLC, dated 05/30/2026

Landscape Plan Review

3.

10.

The Plan “shall address the aesthetic treatment for all publicly visible portions of each
Redevelopment parcel, including open space, sidewalks, parking lots and stormwater
management elements” (TCSRA 11.1.1). The applicant shall be prepared to indicate how the
street frontage of the retail stores corresponds to the design of the Main Street concept,
including sidewalks, street trees, lighting, etc.

Response: The applicant acknowledges the need to address this information to the Planning
Board.:

Acknowledged.

“All lands within the Redevelopment Area not covered by buildings, parking lots or other
improvements shall either retain their natural features or be extensively landscaped and/or
streetscaped with such natural and manmade materials as may be appropriate to the type
and scale of the Redevelopment Project” (TCSRA 11.1.2). Additional plantings should be
provided:

a. Additional evergreen shrubs should be included along the northeast side of Basin SPP-3
to fill in the gaps.

Response: The plan should be revised to include the plantings.

b. There are no plantings indicated along the north property line (behind the two residential
buildings). An evergreen buffer should be indicated.
Response: The plan should be revised to include the plantings.

c. Additional plantings should be installed along the north and eastern sides of Basin ‘D’
including shade trees and evergreen shrubs. The shade trees will provide shade for the
patio areas along the rear of the residential building.

Response: The plan should be revised to include the plantings.

The Landscape Plan (Sheet 10 of 31) will be revised to address these landscaping
review comments as a condition of approval.

“Streetscaping elements may include decorative paving materials; benches; trash and
recycling receptacles; fountains, trellises; pergolas; fences and walls; decorative lighting and
similar features (TCSRA 11.3.3). The plan is drawn at 30’ scale. A larger ten (10) foot scale
detail of the streetscape should be provided to more accurately evaluate the area between
the building and the curb, including the foundation planting bed, the sidewalk and planting
strip between the sidewalk and the curb.

Response: The plan indicates planting beds and receptacles near entrances. The plan
indicates the area in 30’ scale. We recommend providing a detail at 10’ scale for the area to
better determine the layout of the various elements.

The Landscape Plan (Sheed 10 of 31) has been revised to provide streetscaping
elements to the extent feasible and limited space available. The additions include
planting beds/strips and receptacles near entrances. Our office can coordinate further
revisions with your office as a condition of approval. A larger scale rendering of the
streetscaping elements will be prepared for the Land Use Board Hearing.
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“Sidewalks shall be pedestrian friendly and shall be lined with street trees to provide shade,
aesthetics and cohesion” (TCSRA 11.3.4). The plan indicates five (5) Green Pillar Pin Oak
trees. The trees reach a height of 50 — 60 feet. There are overhead utility wires along the
street frontage. It appears that a small to medium height tree may be better suited. The
applicant should be prepared to address the conditions.

Response: The plan has been revised to indicate medium height ornamental Newport
Flowering Plum trees. The plan indicates the area in 30’ scale. We recommend providing a
detail at 10’ scale for the area to better determine the layout of the various elements.

The Landscape Plan (Sheed 10 of 31) will be revised to provide a detail at 10’ scale as
a condition of approval.

“Open air gathering places are strongly encouraged throughout the Redevelopment Area
(TCSRA 11.3.5). The plan should be revised to include benches placed in areas within the
development.

Response: Benches have been included in the amenity park space area, which is intended
as a Dog Park area. Benches should be included in another area (s) that is not specifically for
people with dogs.

The Landscape Plan (Sheet 9 of 30) will be revised to include benches in other areas
on site as a condition of approval.

Landscape maintenance and guarantee:

a. A landscape maintenance schedule, specifications, and an executed maintenance
agreement must be on file before a certificate of occupancy is issued.
Response: This information should be provided.

The requested information will be provided before a certificate of occupancy is issued
as a condition of approval.

A minimum of one planting island equivalent to nine (9) feet wide by 18 feet deep is required
per five (5) parking spaces. Islands may be set aside individually or grouped into larger
islands, depending upon individual circumstances” (142-47.D.3). A waiver is required.
Response: The applicant has indicated that a design waiver is requested.

A design waiver has been requested. Testimony will be provided at the hearing.

Site and building lighting shall blend with the architecture of the elements such lighting is
designed to highlight (TCRSA 11.4.3). The Lighting Plan does not indicate light poles or other
elements along the front of the retail building. The plans shall be revised to indicate
architectural lighting of the front facades of the retail building, including facade and
streetscaping lighting. The applicant shall be prepared to illustrate how the light posts and
related fixtures correspond with the overall Town Center design.

Response: The Lighting Plan has been revised to provide additional building mounted lights.
However, the information should be clarified on the revised plans.

The Lighting Plan (Sheet 14 of 31) will be revised to clarify the additional building
mounted lights.
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The lighting detail indicates concrete light post bases that are above grade. The plan should
be revised to indicate the light posts that will be above grade and the specific height for each.
Any concrete light posts that are above six (6) inches should be finished with a decorative ‘Art
Form’ stencil or similar treatment.

Response: A General Note (Sh. 3 of 30) has been added (Note # 7). However, the detail
should be revised to indicate the information on the decorative ‘Art Form’ stencil.

The General Notes (Sheet 3 of 30) has been revised to provide Lighting Note #7. The
Construction Details (Sheet 23 of 30) will be revised as a condition of approval.

The Lighting Plan indicates several conflicts between the shade trees and the light posts. The
plan should be revised to adjust the locations of the trees.

Response: The plan should be revised to adjust the locations of the light posts and/or shade
trees.

The Lighting Plan (Sheet 14 of 31) will be revised to remove any lighting conflict with
shade trees.

Architectural Review Memorandum #2, prepared by Steve Leone, AIA, LEED ap of Spiezle,

dated 05/26/2026

1.

The Applicant is proposing a new mixed-use development as noted. The following comments
should be addressed:

a. Applicant is asked to provide full notations of each and all elevations as no such
information has been provided. Notations shall clearly and fully describe the exterior
materials in type, texture, color, etc. Elevations of all buildings shall fully notate all related
appurtenances such as storefront, doors, leaders, scuppers, railings, overhead doors,
dock bumpers, windows, building mounted lighting or other such mounted devices and
identify materiality of those items. Vertical dimensions of key items on the elevations shall
also be noted such as canopies, changes in material, windows and storefront, parapets,
and roof line.

Applicant has updated drawings to include requested information. No further response
required.

Informational.

Applicant shall submit an exterior finish sample board for visual confirmation of actual colors
and textures.

Applicant has provided material look book for exterior finishes noting proposed finish systems.
No reference to actual color by name or number, has been provided. Applicant shall identify
such.

Sample finishes have been provided and samples will be brought to planning board for
review. Our office can coordinate further with your office as a condition of approval.
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3. Applicant shall identify type of HVAC systems to be utilized and their impact on building

facades and/or roofs. If through wall units are anticipated, intake and exhaust locations and
grilles are to be illustrated and detailed.
Applicant’s response is noted, however, applies only to the mixed use building as there are
no parapets on the townhouse buildings. The comment requires a response relative to any
mechanical/electrical/plumbing appurtenances whether they be roof top mounted HVAC
equipment, louvers in facades to accommodate unit air conditioning, or any related item
located on the ground. Applicant is asked for additional clarity accordingly and is reminded
that upon installation, Township officials reserve the right to require additional screening if
such items are in the public view.

HVAC systems are shown and a roof plan with mechanical unit has been shown. No
screening is needed as the parapets will screen mechanical units. Our office can
coordinate further with your office to provide additional screening as needed as a
condition of approval.

4. Applicant shall confirm whether or not roof mounted and/or ground mounted equipment will

be present and visible to the general public. If so, Applicant shall provide appropriate
screening.
Applicant’s response is noted, however, there appears to be no screening provided adjacent
to any utility pads noted on the engineering drawings. Applicant is asked provide for such
screening for additional and is reminded that upon installation, Township officials reserve the
right to require additional screening if such items are in the public view.

Our office can coordinate further with your office to provide additional screening as
needed as a condition of approval.

5. Applicant shall submit all building mounted light fixtures with style and color specifications.

a. Townhouse buildings do not illustrate use of any building mounted lighting. Applicant shall
confirm.
Applicant has provided additional information. No further response required.

Informational.

b. Lighting photometrics illustrate zero foot candles adjacent to a predominant portion of the
site surrounding the townhouses. Applicant shall confirm how minimum safety light levels
will be provided.

Testimony will be provided. No further response required.

Testimony will be provided.

6. Awnings on retail Front Elevation are noted to be of varying style (fabric, metal) and varying
in color. We recommend that the Applicant consider a single dark color for all awnings to
maintain consistency and identity. All awnings shall be identified in type and color.

Applicant has provided additional information. No further response required.

Informational.
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7. Applicant shall confirm that the roof of the retail building will be drained via internal or external
drains and leaders.
Applicant has provided additional information. No further response required.

Informational.

8. We noted that the civil drawings include a six-foot high chain link fence however there is no
indication of any color, visual screening, or solid material surrounding the rear and sides.
Applicant is reminded that chain link is prohibited by the Township ordinance. Also it seems
that the one trash enclosure noted on the civil drawings is dedicated to the retail building.
Applicant shall also confirm whether or not trash enclosures are provided for the townhouse
buildings. If not, Applicant shall describe how trash removal will be addressed.

Applicant has provided additional information. No further response required.

Informational.

9. No signage information or details have been provided. Applicant is reminded that all signs are
to be submitted individually to Township officials for review and permitting.
This office defers to the Board. No further response required.

Informational.

Sanitary Sewer Review No.2, prepared by Cameron Corini, PE, CME, CPWM of Roberts
Engineering, dated 06/02/2026

Site Plans and General Comments

1. Lots 31, 33.01, and 34-36, Block 1 are located entirely within the sewer service area.
Informational.

2. The subject property fronts on Main Street. Township records indicate that an 8-inch diameter
gravity sewer main runs southeast along Main Street, also known as Robbinsville-Allentown
Road.

Informational.

3. The Applicant proposes to construct an on-site 8-inch diameter sanitary sewer main leaving
the rear (south) of the proposed development. On the Utility Plan, Sheet 8 of 25 of the
Preliminary and Final Site Plans, the plan states: “Prop. Sanitary Sewer Main Extension to
Future Township Sewer Main to be Coordinated with Robbinsville Sewer Department.”

a. The location of the 8” sanitary sewer must be finalized based on coordination with the
Township Sewer Ultility. There is no existing sanitary sewer at the southwest corner of the
site, and future sewer main planned in that location is not finalized.

b. The applicant’s Engineer shall coordinate with this office for information regarding the
existing and planned sanitary sewer in the project area.

c. If construction of the downstream sewer is not complete, then the applicant must plan
accordingly and provide temporary measures to connect to an existing sewer during the
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interim period. When the downstream gravity sewer is complete, the property must

abandon the temporary measures and connect to the new gravity sewer.

The applicant states that testimony will be provided at the hearing.

e. The plans show that each of the proposed residential dwellings will be served by a 4-inch
diameter sanitary lateral which will connect to the 8-inch diameter sanitary sewer main.
Please revise the laterals to be 6-inch diameter in accordance with the Township standard
detail.

f.  Provide a Sanitary Sewer Profile drawing that shows all existing and proposed crossings
and vertical separation distances from each crossing.

Q

Testimony will be provided at the hearing. Our office can coordinate further with your
office as a condition of approval.

The Water and Sanitary Sewer Engineer’s report has been revised to remove dwellings that
were previously demolished.

Acknowledged.

The Sanitary Sewer flow rate for the mixed-use building has been corrected.
Acknowledged.

The Applicant is required to provide an electronic copy of the sanitary improvements as a
condition of Board approval so that the Township’s overall sanitary sewer map can be

updated.

Acknowledged.

. As per N.J.A.C. 7:14A-23.3(a), the total average daily sewage flow for this project will be

14,910 gallons per day (GPD) flow criteria as follows:

a. Proposed Commercial (Retail) — 5,850 SF
Commercial/Industrial (gross area) = 0.10 GPD/SF

585.0 GPD

Proposed Affordable Housing
1 Bedroom Unit
2 Bedroom Unit
3 Bedroom Unit

150 GPD per Dwelling
225 GPD per Dwelling
300 GPD per Dwelling

Proposed Affordable Housing Units

2 — 1 Bedroom Affordable Housing Units x 150 GPD/Dwelling =  300.0 GPD
6 — 2 Bedroom Affordable Housing Units x 225 GPD/Dwelling =  1,350.0 GPD
2 — 3-Bedroom Affordable Housing Units x 300 GPD/DweII/ng = 600.0 GPD

Affordable Housing Units Total Flow = 2,250.0 GPD
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Proposed Multi-Unit Residential Dwellings (5 Townhouse Buildings)
2 Bedroom Unit = 225 GPD per Dwelling
3 Bedroom Unit = 300 GPD per Dwelling
23 — 2-Bedroom Units x 225 GPD/Dwelling = 5,175.0 GPD
23 — 3-Bedroom Unit x 300 GPD/Dwelling = 6,900.0 GPD
Townhouse Buildings Total Flow = 12,075.0 GPD
Total Projected Sanitary Sewer Flow = 14,910.0 GPD

8. Asper N.J.A.C. 7:14A-22.3, an NJDEP Treatment Works Approval (TWA) Permit is required
when a project includes building, installing or modifying any sewer line that will convey 8,000
gallons or more of flow to a treatment works facility. As per N.J.A.C. 7:14A-22.3, a TWA Permit
is required if the project involves a gravity or pumped connection serving more than two
buildings. The applicant has acknowledged that a TWA permit will be required.

Acknowledged.

9. As per Township Code, Chapter 109-12B (1), a Sanitary Sewer Connection Fee will be
required for this site and is calculated as follows. Rates in effect at the time of connection will

apply.

Commercial/lIndustrial Effluent 15.11 per gallon of estimated

Average Daily Flow

Affordable Housing
Multi-Unit Residential Dwelling

$1,515 per unit
$3,030 per unit

a. Proposed Connection Fees:

i. 5,850 SF Commercial (Retail)
Commercial/Industrial Effluent

$15.11 per gallon

585.00 gpd x $15.11/gallon $8,839.35
ii. 2-1Bedroom Affordable Housing Units

Affordable Housing, Per Unit = $1,515.00

2 Unit x $1,515.00/unit = $3,030.00
iii. 6 -2 Bedroom Affordable Housing Units

Affordable Housing, Per Unit = $1,515.00

6 Unit x $1,515.00/unit = $9,090.00
iv. 2 -3 Bedroom Affordable Housing Units

Affordable Housing, Per Unit = $1,515.00

6 Unit x $1,515.00/unit = $3,030.00
v. 23 -2 Bedroom Market Rate Townhouses

Multi-Unit Residential Dwelling, Per Unit $3,030.00

23 Unit x $3,030.00/unit $69,690.00
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vi. 23 -3 Bedroom Market Rate Townhouses

Multi-Unit Residential Dwelling, Per Unit = $3,030.00
23 Unit x $3,030.00/unit = $69,690.00
Total Cost of Proposed Connection Fees: = $ 163,369.35

Acknowledged.

Township Environmental Commission Review Memorandum #1, dated 02/02/2026

Congestion, water, pollution, soil, traffic, parking not enough space (deliveries)
Runoff for houses around

Review waivers for community impact / tree funds.

Noise for neighbors, restaurant (grease traps)

Lighting

Testimony will be provided at the hearing.

Township Fire Company Review Memorandum #2, dated 06/01/2026

My additional question is in regard to the Entrance gate (Card Reading Gate):

The Fire Department, EMS and Police will need access to this gate to enter the community. |
know for the Fire and EMS agencies can work from a Knox Box System. This system is
designed specifically to the Fire Department. There can be a switch installed inside the box
that can open the Gate when activated. Knox Box can be purchased through www.knox.com
and a 3200 series box is sufficient for this switch.

Our office can coordinate further with your office to provide a Knox Box System as a
condition of approval.

Township Tax Assessor Review Memorandum #2, dated 05/14/2026

No comments at this time.
Acknowledged.

Township Board of Health Review Memorandum, dated 02/12/2026.

The Robbinsville Health Department has reviewed the Site Plan application proposal for the
above referenced site, and offers the following comments:

1. Since the application does not involve retail food, underground sewage disposal systems
or on-site wells, the Health Department does not oppose the waive requests sought on
the Prelim Site Plan Checklist (items #36,37,38,39,40, and 42), and the waiver requests
for the Final Site Plan Checklist (items #24,25,26.)

2. The applicant should be advised that in the event the retail spaces are leased to retail food
operations, full plan reviews for the spaces will be required from the Health and
Construction Departments.
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These comments neither stated nor implied, guarantees the approval of this application and does
not relieve the applicant from seeking or gaining any other necessary approvals from other
Agencies, Departments or Boards

Acknowledged.

Township Construction Official Review Memorandum #2, dated 06/01/2026

Apply for permits once approved.
Acknowledged.

Township Affordable Housing Review Memorandum #2, dated 05/28/2026

There is no affordable housing developer fee, as a developer will provide on site affordable
housing units for this project.

Acknowledged.

Township Legal Review Memorandum, dated 01/14/2026

Comply with the terms of the redevelopment agreement and pay redevelopment fee pursuant to
50-2 of the Twp Code.

Acknowledged.

Township Police Review Memorandum #2, dated 05/14/2026

No comments at this time.
Acknowledged.

Township Public Works Review Memorandum #2, dated 05/27/2026

No comment.
Acknowledged.

Upon your receipt, kindly please review and distribute this response memorandum to the
Township of Robbinsville internal departments and review professionals.



Township of Robbinsville
June 29, 2026
Page 29 of 29

Should you have any questions or require additional information, please do not hesitate to contact
the undersigned.

Sincerely,

DYNAMIC ENGINEERING CONSULTANTS, PC

ot e i

Jeffrey Haberman, PE, PP Andrew Pentaleri
Enclosures

cc: Hari Patel (via TonicDM)
Rajeshkumar Patel (via TonicDM)
Deep Patel (via TonicDM)
Frank J. Petrino (via TonicDM)
Diane Shafer (via TonicDM)
Michael R. Butler (via TonicDM)
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INTRODUCTION

It is proposed to construct a mixed-use development on a parcel of land currently developed and
previously occupied by three (3) single-family homes and Ernie’s Tavern & Liquor Store, located
along the eastbound (southerly) side of Main Street between Route 33 and Railroad Avenue in
the Township of Robbinsville, Mercer County, New Jersey (see Figure 1 in Appendix A). The site
is designated as Block 1 — Lots 31, 33, 34, 35, and 36 on the Township of Robbinsville Tax Maps.
It is proposed to raze the existing uses and construct a mixed-use development consisting of
5,850 SF of retail space, 10 apartment units, and 46 townhouse units (“The Project”). The site is
located within the Block 1 Redevelopment Plan Zone. Access to the site is currently provided via
three (3) driveways along Main Street and two (2) driveways along Railroad Avenue. It is proposed
to close the existing access points and consolidate the access by constructing one (1) new full-
movement driveway and one (1) new left-in/right-in/right out driveway along Main Street. It should
also be noted that as a part of The Project, Lots 31, 33, 34, 35, and 36 will be consolidated.

Dynamic Traffic LLC has been retained to prepare this study to assess the traffic impact
associated with the construction of The Project on the adjacent roadway network. This study
documents the methodology, analyses, findings and conclusions of our study and includes:

» A detailed inspection was conducted to obtain an inventory of existing roadway geometry,
traffic control, and location and geometry of existing driveways and intersections.

» Existing traffic data was collected via manual turning movement (MTM) counts during the
weekday morning and weekday evening peak periods at the following locations:

o Along Main Street in the vicinity of the two (2) proposed driveway locations.
o Route 33 & Robbinsville-Edinburg Road (CR 526)/Main Street
o Route 130 & Main Street

» Projections of traffic to be generated by the proposed development were prepared utilizing
trip generation data as published by the Institute of Transportation Engineers. Site traffic
was then assigned to the adjacent street system based upon the anticipated directional
distribution.

» Capacity analyses were conducted for the Existing, No Build, and Build conditions for the
study intersections.

» The proposed points of ingress and egress were inspected for adequacy of geometric
design, spacing and/or alignment to streets and driveways on the opposite side of the
street, relationship to other driveways adjacent to the development, and conformance with
accepted design standards.

» The site plan as designed was reviewed for sufficiency in accommodating large wheel
base vehicles such as delivery trucks, refuse trucks, and emergency vehicles.
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» The parking layout and supply was assessed based on accepted design standards, local
requirements, and demand experienced at similar developments.

» The proposed site circulation and parking as shown on the site plan were reviewed for

conformance with industry standards and the Residential Site Improvement Standards
(“RSIS”) (N.J.A.C. 5:21).
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EXISTING CONDITIONS

A review of the existing roadway conditions near the proposed site was conducted to provide the
basis for assessing the traffic impact of the development. This included field investigations of the
surrounding roadways and intersections, collection of traffic volume data, and extensive analyses.

Existing Roadway Conditions
The following are descriptions of the roadways in the study area:

Route 33 is an Urban Principal Arterial roadway under the New Jersey Department of
Transportation jurisdiction with a general east/west orientation. In the vicinity of the site the posted
speed limit is 45 MPH and the roadway provides one (1) travel lane in each direction. Curb is
provided along both sides of the roadway, while sidewalk is provided along the northern side of
the roadway. Route 33 provides a curved horizontal alignment and a relatively flat vertical
alignment in the vicinity of the intersection with Main Street. The land uses along Route 33 in the
vicinity of The Project are primarily commercial.

Route 130 is an Urban Principal Arterial roadway under the New Jersey Department of
Transportation jurisdiction with a general north/south orientation. In the vicinity of the site the
posted speed limit is 55 MPH and the roadway provides two (2) travel lanes in each direction.
Curb is provided along both sides of the roadway, while sidewalk is provided along the eastern
side of the roadway. Route 130 provides a generally straight horizontal alignment and a relatively
flat vertical alignment. The land uses along Route 130 in the vicinity of The Project are a mix of
commercial and residential.

Robbinsville-Edinburg Road (CR 526) is an Urban Minor Arterial roadway under Mercer County
jurisdiction with a general north/south orientation. In the vicinity of the site the posted speed limit
is 35 MPH and the roadway provides one (1) travel lane in each direction. Curb and sidewalk is
provided along both sides of the roadway. Robbinsville-Edinburg Road provides a straight
horizontal alignment and a relatively flat vertical alignment. The land uses along Robbinsville-
Edinburg road in the vicinity of The Project are a mix of commercial and residential.

Main Street (a.k.a. Robbinsville-Allentown Road) is an Urban Minor Arterial roadway under
municipal jurisdiction with a general east/west orientation. In the vicinity of the site the posted
speed limit is 35 MPH and the roadway provides one (1) travel lane in each direction. Curb is
provided along both sides of the roadway and sidewalk is periodically provided along both sides
of the roadway. Main Street provides a straight horizontal alignment and a relatively flat vertical
alignment along the site frontage. The land uses along Main Street in the vicinity of the Project
are a mix of commercial and residential. Main Street is also known as Robbinsville-Allentown
Road.

Railroad Avenue is a local roadway under municipal jurisdiction with a general north/south
orientation. The speed limit is not posted (statutory 25 MPH for residential local road) and the
roadway provides one (1) travel lane in each direction. Curb and sidewalk are not provided along
either side of the roadway. Railroad Avenue provides a straight horizontal alignment and relatively
flat vertical alignment along the site frontage. The land uses along Railroad Avenue in the vicinity
of The Project are primarily residential.
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Existing Traffic Volumes
Manual turning movement (MTM) counts were conducted at the following locations:

» Along Main Street in the vicinity of the two (2) proposed driveway locations.
o Tuesday, October 8, 2024 (7:00 — 9:00 AM & 4:30 — 6:30 PM)

* Route 33 & Robbinsville-Edinburg Road (CR 526)/Main Street
o Wednesday, June 11, 2025 (7:00 — 9:00 AM & 4:30 — 6:30 PM)

* Route 130 & Main Street
o Wednesday, June 11, 2025 (7:00 — 9:00 AM & 4:30 — 6:30 PM)

The intersection peak hour at each respective location was utilized for the weekday morning Peak
Street Hour (PSH) and weekday evening PSH analyses contained herein. Note that the 2024
counts were increased to better represent existing 2025 traffic volumes by applying a growth rate
of 3.0% for one year, obtained from the NJDOT Annual Background Growth Rate Table. Figure
2, located in Appendix A, shows the existing peak hour traffic volumes at the study locations. All
traffic counts are contained in Appendix B.

Existing Capacity Analysis

The methodology utilized in the capacity analyses is described in the Highway Capacity Manual,
published by the Transportation Research Board. In general, the term Level of Service (LOS) is
used to provide a “qualitative” evaluation of capacity based upon certain “quantitative” calculations
related to empirical values, such as traffic volume and intersection control.

At signalized intersections, factors that affect the various approach capacities include width of
approach, number of lanes, signal “green time”, turning percentages, truck volumes, etc.
However, delays cannot be related to capacity in a simple one-to-one fashion. For example, it is
possible to have delays in the Level of Service “F” range without exceeding roadway capacity.
Substantial delays can exist without exceeding capacity if one or more of the following conditions
exist: long signal cycle lengths; a particular traffic movement experiences a long red time; or
progressive movement for a particular lane group is poor. Table 1 describes the level of service
ranges for signalized intersections.

An unsignalized (STOP sign controlled) driveway or side street along a through route is seldom
critical from an overall capacity standpoint, however, it may be of great significance to the capacity
of the minor cross-route, and it may influence the quality of traffic flow on both. When analyzing
an unsignalized intersection, it is assumed that both the major street through and right turn
movements are unimpeded and have the right-of-way over all side street traffic and left turns from
the major street. All other turning movements in the intersection cross, merge with, or are
otherwise impeded by major street movements. Traffic delays at unsignalized intersections are
determined by sequentially processing these impeded movements. Table 2 describes the level of
service ranges for unsignalized (stop controlled) intersections.
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Table 1
Level of Service Criteria

Table 2
Level of Service Criteria

for Signalized Intersections

for Unsignalized Intersections

Level of | Average Control Delay Level of | Average Control Delay
Service | (seconds per vehicle) Service | (seconds per vehicle)

A 0.0 t0 10.0 a 0.0 t0 10.0

B 10.1 to 20.0 b 10.1 t0 15.0

C 20.1 to 35.0 C 15.1t0 25.0

D 35.11055.0 d 25.1t0 35.0

E 55.1 t0 80.0 e 35.1t0 50.0

F greater than 80.0 f greater than 50.0

Analyses within the Highway Capacity Manual (HCM) assume a random arrival for all the
movements, which may not be the case if an adjacent traffic signal is present that platoons
vehicles.

All capacity analyses were performed utilizing Synchro 12 software. It should be noted that the
existing percentage of trucks and peak hour factors were used in the existing analysis. Table 3
summarizes the existing levels of service (LOS) and delays. All capacity analysis calculation
worksheets are contained in Appendix C.

Table 3
Existing Levels of Service
Intersection pirection’ | Am psH | PM PSH
ovement

L F (83) F (89)

EB T C (34) D (39)

R A (3) A (5)

WB T F (86) F (84)

Route 33 & Robbinsville-Edinburg Road R B (20) B (19)
(CR 526)/Main Street NB | LTR | F(237) | F(232)
L D (54) E (63)

SB T E (69) E (76)

R A1) A1)

Overall E (75) E (73)

EB LT E (65) D (50)

R D (51) D (39)

L E (74) E (56)

WB TR 1 E(57) | D(39)

L F (99) F (103)

Route 130 & Main Street NB T C(21) C (24)

R A1) A (4)

L D (45) D (47)

SB T B (18) C (28)

R A (0) A (0)

Overall D (36) D (36)

A (#) - Signalized Intersection Level of Service (seconds of delay per vehicle)
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The following are discussions pertaining to each of the existing intersections analyzed.
Route 33 & Robbinsville-Edinburg Road (CR 526)/Main Street

Robbinsville-Edinburg Road intersects Route 33 approximately opposite Main Street to form a
four-leg intersection controlled by a traffic signal. The signal timing directive was obtained from
the New Jersey Department of Transportation which indicates that a four-phase variable cycle is
utilized (the traffic signal timing directive is included in Appendix B).

The eastbound approach of Route 33 provides a dedicated left turn lane, a dedicated through
lane, and a dedicated right turn lane, while the westbound approach provides a dedicated through
lane and a dedicated right turn lane. The northbound approach of Main Street provides a shared
left turn/through/right turn lane. The southbound approach of Robbinsville-Edinburg Road
provides a dedicated left turn lane, a dedicated through lane, and a dedicated right turn lane.
Right turn on red is not permitted along the westbound approach.

A review of the existing analysis reveals that the intersection operates at level of service “E” and
multiple movements operate at level of service “F” during the analyzed peak periods. See Table
3 for the individual movement levels of service and delays.

Route 130 & Main Street

Main Street intersects Route 130 to form a four-leg intersection controlled by a traffic signal. The
signal timing directive was obtained from the New Jersey Department of Transportation which
indicates that a three-phase variable background cycle is utilized (the traffic signal timing directive
is included in Appendix B).

Both the northbound and southbound approaches of Route 130 provide a dedicated left turn lane,
two (2) dedicated through lanes, and a dedicated right turn lane. The eastbound approach of Main
Street provide a shared left turn/through lane and a dedicated right turn lane, while the westbound
approach provides a dedicated left turn lane and a shared through/right turn lane.

A review of the existing analysis reveals that the intersection operates at level of service “D” and
all movements operate at levels of service “E” or better, with the exception of the northbound left
turn movement which operates at level of service “F”, during the analyzed peak periods. See
Table 3 for the individual movement levels of service and delays.

Page 6



| DYNAMIC
\ TRAFFIC Traffic Impact Study

Proposed Mixed-Use Development — Robbinsville, NJ

FUTURE CONDITIONS

Traffic volumes and operational analyses were developed for both the future No Build and Build
conditions. The No Build conditions provide a baseline for assessing the impact of the site
development traffic on the roadway system. The process of developing the No Build and Build
traffic volumes and the subsequent analyses is outlined below.

Regardless of whether the subject site is developed or not, traffic volumes on the surrounding
roadways are expected to increase as a result of developments throughout the region. A growth
rate for roadways within the study area was obtained from the NJDOT Annual Background Growth
Rate Table, which indicates a growth rate of 3.00% per year.

Through consultation with the Robbinsville Township Planning Board staff, there are two (2)
developments in the vicinity of the site that have been approved but yet constructed that are
identified as potential significant traffic generators, shown below. It was assumed that the
background growth rate was adequate to account for the traffic associated with other
developments not listed below.

* A senior housing development consisting of 250 units known as Autumn at Robbinsville,
located along Route 33 eastbound just west of Main Street, has been approved. Projections
of the associated traffic volumes were obtained from the Traffic Impact Study prepared by
Colliers Engineering & Design and dated October 29, 2025. The associated traffic volumes
through the study intersections are shown on Figure 3.

* A mixed-use development consisting of 12,943 SF of commercial space and 28 multifamily
residential units known as Robbinsville Heights, located along Route 33 eastbound just west
of Main Street, has been approved. Projections of the associated traffic volumes were
obtained from the Traffic Impact Study prepared by Colliers Engineering & Design and dated
January 6, 2026. The associated traffic volumes through the study intersections are shown
on Figure 4.

Future 2027 No Build traffic volumes were developed by applying the background growth rate of
3.00% for two (2) years to the study area roadways existing traffic volumes and adding the
adjacent development traffic volumes. Figure 5, in Appendix A, shows the 2027 No Build traffic
volumes.

Traffic Generation

Trip generation projections for The Project were prepared utilizing trip generation research data
as published under Land Use Code 220 — Multifamily Housing (Low-Rise) and 822 — Strip Retail
Plaza in the Institute of Transportation Engineers’ (ITE) publication, Trip Generation, 12th Edition.
This publication sets forth trip generation rates based on empirical traffic count data conducted at
numerous research sites.
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Passby Traffic

Although ITE does not publish passby data for LUC 822, the publication provides passby rates
for the similar LUC 820 — Shopping Center. According to studies conducted by ITE, traffic
associated with LUC 820 is not 100% newly generated. Rather, a portion of the traffic is diverted
from the existing traffic stream on the adjacent roadway network. This is because a retail use is
not exclusively a destination land use, instead patrons stop on their way to/from other locations
such as home or work. ITE identifies a 29% passby traffic percentage during the weekday evening
peak hour. It should be noted that there will realistically be passby traffic during the weekday
morning and Saturday peak hours as well even though there is no data published by ITE, however
conservatively no credit was taken for this effect. Table 4 below details the traffic volumes
associated with the subject project taking into account passby credits.

Table 4
Trip Generation Considering Passby Traffic
Land Use oDy he AM PSH PM PSH SAT PSH
In Out | Total| In Out | Total| In Out | Total

Proposed Total 8 25 33 21 13 34 10 17 27

56 Residential Units Passby - - - - - - - - -
LUC 220 New (Primary) 8 25 33 21 13 34 10 17 27
Proposed Total 13 10 23 27 26 53 20 19 39

5,850 SF Retail Passby - - - 8 7 15 - - -
LUC 822 New (Primary) 13 10 23 19 19 38 20 19 39
Total 21 35 56 48 39 87 30 36 66

Passby - - - 8 7 15 - - -
New (Primary) | 21 35 56 40 32 72 30 36 66

As shown in the table above, the proposed mixed-use development is anticipated to generate 56
trips during the weekday morning peak hour, 72 trips during the weekday evening peak hour, and
66 trips during the Saturday peak hour that are “new” to the adjacent roadway network. The
number of new trips falls below the NJDOT accepted threshold of a significant increase in traffic
of 100 peak hour trips. As such, it is not anticipated that the change in use will have any
perceptible impact on the traffic operation of the adjacent roadway network.

It is also anticipated that there will be an overall reduction in site generated trips due to the
opportunities for residents to access the retail and vice versa. These trips can be made without
accessing the regional roadway network and are considered “internal” to the overall development.
However, conservatively no credit was taken for this effect.

Once the magnitude of traffic to be generated by the site is known, it is necessary to assign that
traffic to the adjacent street system. The distribution of new traffic to the surrounding roadways is
based on the location of primary arterial roadways, major signalized intersections and existing
traffic patterns. Figures 6-10, located in Appendix A, illustrate the Primary Traffic Trip Distribution,
Primary Site Generated Volumes, Passby Traffic Trip Distribution, Passby Site Generated
Volumes, and the Total Site Generated Volumes, respectively. The Total Site Generated Volumes
assigned to the study area network were added to the No Build traffic volumes to generate the
Build traffic volumes, which are shown in Figure 11.
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Trip Generation Comparison

As previously noted, the site is currently developed and was previously occupied by three (3)
single-family homes and one (1) liquor store known as Ernie’s Tavern & Liquor Sore. Table 5
below provides a comparison between the trips associated with the existing site and the trips
projected for the proposed redevelopment. Trips associated with the existing uses were
developed using ITE LUC 210 — Single-Family Detached Housing and LUC 899 — Liquor Store.

Table 5
Existing vs. Proposed Trip Generation Comparison
Land Use AM PSH PM PSH SAT PSH
In Out | Total| In Out | Total| In Out | Total
Existing
3 Single-Family Homes 2 6 8 2 2 4 7 7 14
LUC 210
Existing
4,232 SF Ernie’s Tavern & Liquor Store 2 1 3 50 49 99 35 33 68
LUC 899
Existing Total 4 7 11 52 51 103 42 40 82
Proposed Total 21 35 56 48 39 87 30 36 66
Difference +17 | +28 | +45 -4 -12 -16 -12 -4 -16

As shown in the table above, it is anticipated that 45 additional trips during the weekday morning
peak hour and a reduction in trips during the weekday evening and Saturday peak hours are
anticipated to access the site from the adjacent roadway network with the proposed
redevelopment. However, to maintain a conservative analysis, no trip generation credit was
applied to account for these trips that previously accessed the adjacent roadway network.
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Future Capacity Analysis

Operational conditions at the study intersections were analyzed under the No Build and Build
conditions and are summarized in the table below.

Table 6
Future Levels of Service
o AM PSH PM PSH
Intersection DI No . No .
Movement Build Build Build Build
L |F(105) | F (105) | F (120) | F (121)
EB T | D@36) | D(36) | D(44) | D (44)
R AB) | AB) | A®B) | A®B)
o T |F(25) |F(125) | F (119) | F (119)
Route 33 & Robbinsvile- WB 2T c@1) [ c@1) | B0 | B(0)
5;‘6)‘;,(/?ain°§tre(et NB | LTR | F (327) | F (352) | F (324) | F (351)
L |E(5) | E(B5) | E(65) | E (64)
SB T |E(@2) | E(72) | E(79) | F (80)
R AN AN A2 | A@
Overall F (97) | F(102)| F (94) | F (98)
EB LT | E(65) | E(66) | D (47) | D (48)
R | D49) | D48) | D(44) | D (45
WB L |E(9) | E(77) | D(52) | D (52)
TR | E(56) | D(54) | D (38) | D(38)
L |[FU19) |F(124)|F (127) | F (141)
Route 130 & Main Street | NB T J]C(23) | C(4) ]| C(27) | C(27)
R A2 | A@Q | A@ | A4
L | D@45) | D45) | D@47) | D@47
SB T | B(19) | C(20) | C(33) | C(34)
R A0 | AO | A | A
Overall D (39) | D (40) | D (40) | D (42)
Main Street & Westerly | WB L - a (8) - a(8)
Site Driveway NB R - b (11) - b (11)
Main Street & Easterly WB L - a(8) - a (8)
Site Driveway NB | LR - c (18) - c (19)

a (#) - Unsignalized Intersection Level of Service (seconds of delay per vehicle)
A (#) - Signalized Intersection Level of Service (seconds of delay per vehicle)

Route 33 & Robbinsville-Edinburg Road (CR 526)/Main Street

With the addition of site generated traffic, the intersection is projected to continue to operate at
No Build overall intersection levels of service during the analyzed peak hours. Additionally, each
movement is anticipated to generally continue to operate at No Build levels of service. See Table
6 for the individual movement levels of service and delays.
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Route 130 & Main Street

With the addition of site generated traffic, the intersection is projected to continue to operate at
No Build overall intersection level of service “D” during the analyzed peak hours. Additionally,
each movement is generally anticipated to continue to operate at No Build levels of service or
better. See Table 6 for the individual movement levels of service and delays.

Main Street & Westerly Site Driveway

The westerly site driveway is proposed to intersect Main Street to form an unsignalized T-
intersection with the northbound approach of the westerly site driveway operating under stop
control. The eastbound approach of Main Street is proposed to provide one (1) shared
through/right-turn lane. The westbound approach of Main Street is proposed to provide one (1)
shared left-turn/through lane. The northbound approach of the westerly site driveway is proposed
to provide one (1) dedicated right-turn lane. Left-turns out of the site are proposed to be restricted
as requested by the Board’s Traffic Engineer. This will move the left turns further from the traffic
signal at Main Street.

As designed, the westerly site driveway is anticipated to operate at level of service “B” and the
westbound approach of Main Street is anticipated to operate at level of service “A” during the
analyzed peak hours. See Table 6 for individual movement levels of service and delays.

Main Street & Easterly Site Driveway

The easterly site driveway is proposed to intersect Main Street to form an unsignalized T-
intersection with the northbound approach of the easterly site driveway operating under stop
control. The eastbound approach of Main Street is proposed to provide one (1) shared
through/right-turn lane. The westbound approach of Main Street is proposed to provide one (1)
shared left-turn/through lane. The northbound approach of the easterly site driveway is proposed
to provide one (1) shared left-turn/right-turn lane.

As designed, the easterly site driveway is anticipated to operate at level of service “C” and the

westbound approach of Main Street is anticipated to operate at level of service “A” during the
analyzed peak hours. See Table 6 for individual movement levels of service and delays.
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Future Queue Analysis

Due to the proposed site driveway locations’ proximity to the signalized intersection of Route 33
with Robbinsville-Edinburg Road and Main Street as well as Route 130 with Main Street, queue
length conditions at the study intersections were analyzed under the No Build and Build
conditions. The 95" percentile queues for each study peak hour are summarized in Table 7 below.

Table 7
Future Levels of Service
. . AM PSH PM PSH
. Direction/ | Storage
QS O Movement | Length N Build N Build
Build Build
L 240’ 182’ 182’ 199’ 199’
EB T - 418 418 558’ 558’
R - 87’ 971’ 1271 129’
Route 33 & Robbinsville- WB T - 736’ 736 707 707’
Edinburg Road (CR R - 267 267 230’ 230’
526)/Main Street NB | LTR - 703 7371 683’ 709’
L 355’ 217 217 314 314
SB T - 340’ 342’ 409’ 416’
R - 0’ 0’ 5 5
EB LT - 184 195’ 2171 222’
R 115’ 206’ 210 353’ 385’
WB L 150’ 114 114 120’ 1271
TR - 147 146’ 1271 123
: L 250’ 453’ 463’ 427 450’
Route 130 & Main Street NB T : 502’ 513’ 400 400
R 250’ 15’ 16’ 38 38
L 220’ 46’ 46’ 66’ 66’
SB T - 327 334’ 651’ 651’
R 120’ 0’ 0’ 0’ 0’
Main Street & Westerly | WB L - - 0 - 0
Site Driveway NB R - - 0’ - 0’
Main Street & Easterly | WB L - - 0 - 3
Site Driveway NB | LR - - 10’ - 10’

# — 95th Percentile Queue Length (feet)
Route 33 & Robbinsville-Edinburg Road (CR 526)/Main Street
With the addition of site generated traffic, there is anticipated to be a maximum increase of
approximately 1 vehicle in the 95" percentile queues for all movements at the intersection. See
Table 7 for the individual movement 95" percentile queues.
Route 130 & Main Street
With the addition of site generated traffic, there is anticipated to be a maximum increase of

approximately 2 vehicles in the 95™ percentile queues for all movements at the intersection. See
Table 7 for the individual movement 95" percentile queues.
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Main Street & Westerly Site Driveway

As designed, the westerly site driveway is anticipated to operate with a 95" percentile queue
length of 0’. Therefore, it is not anticipated that this queue will impact on-site circulation. See
Table 7 for the individual movement 95" percentile queues.

Main Street & Easterly Site Driveway

As designed, the easterly site driveway is anticipated to operate with a 95" percentile queue
length of 10’. The driveway provides approximately 45’ in throat length prior to the first on-site
parking stall. Therefore, it is not anticipated that this queue will impact on-site circulation. See
Table 7 for the individual movement 95" percentile queues.

Gap Analysis

The proposed westerly site driveway is located approximately 250’ from the signalized
intersection of Route 33 with Robbinsville-Edinburg Road and Main Street as well as 1,025’ from
the signalized intersection of Route 130 with Main Street. The proposed easterly site driveway is
located approximately 460’ from the signalized intersection of Route 33 with Robbinsville-
Edinburg Road and Main Street as well as 815’ from the signalized intersection of Route 130 with
Main Street. As illustrated in Table 7, the maximum 95" percentile northbound queue length at
the intersection of Route 33 with Robbinsville-Edinburg Road (CR 526) and Main Street is 706/,
while the maximum 95" percentile eastbound queue length at the intersection of Route 130 with
Main Street is 350°. Based on the above results, the projected queue length from the northbound
approach of the signalized intersection of Route 33 with Robbinsville-Edinburg Road and Main
Street is anticipated to extend past both proposed driveways locations, while the projected queue
length from the eastbound approach of the intersection of Route 130 with Main Street is not
anticipated to extend to either proposed driveway location.

It should be noted that the above results are consistent with field observations conducted by this
office. Specifically, queueing observations along Main Street at each of the proposed site
driveway locations were conducted from 7:00 — 9:00 AM and from 4:30 — 6:30 PM on Tuesday,
June 10, 2025. Based on the observations conducted by this firm, the queues from the northbound
approach of Route 33 with Robbinsville-Edinburg Road and Main Street extended through the
westbound direction of Main Street and blocked the proposed westerly driveway location for
approximately 90% of the observation period, and blocked the proposed easterly driveway
location for approximately 80% of the observation period. The queues from the eastbound
approach of Route 130 with Main Street were not observed to extend to and block either proposed
driveway location.
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Due to both the projected and observed operation of queueing along Main Street, a gap analysis
was conducted for both driveway locations along Main Street to determine if there are sufficient
gaps within the traffic stream to accommodate the proposed site generated traffic. The ITE
publication, Transportation and Land Development, 2" Edition states:

“A methodology to determine the level of traffic service provided at unsignalized
intersections is available from the Transportation Research Board, or gap studies
can be conducted in the vicinity of the site access points. These studies will
determine if the number of acceptable gaps are sufficient to accommodate entering
and exiting site traffic.”

Gaps are created by the presence of traffic signals and other traffic conditions at upstream
locations that cause vehicles to form into platoons and create breaks in traffic flow that can be
utilized by vehicles to exit onto the roadway. These gaps will allow the driveways to operate more
efficiently than projected by the capacity analyses.

Gap is defined as “the minimum time interval between vehicles in the major traffic stream that
permits the side street vehicle at a STOP controlled intersection to enter the intersection under
prevailing traffic and roadway conditions.” For this analysis, the gap length was based on the
criteria as indicated on Table 9-6 and Table 9-8 of the American Association of State Highway
and Transportation Official’s (AASHTO) publication, A Policy on Geometric Design of Highways
and Streets, for the gap length to complete a left turn from a stop condition and a right turn from
a stop condition, respectively. Specifically, a base gap of 7.5 seconds for a left turn movement
from a stop condition and a base gap of 6.5 seconds for a right turn movement from a stop
condition were utilized for the analyses contained herein. Additionally, the HCM utilizes a follow-
up time of 3.5 seconds for a left turn and a follow-up time of 3.3 seconds for a right turn if more
than one vehicle is queued to turn.

Manual gap counts were conducted along Main Street at approximately the midpoint between the
two proposed driveway locations on Tuesday, June 10, 2025.

The collected gap data was correlated to determine the number of gaps and vehicular gaps
available in the traffic stream. It should be noted that the weekday morning PSH and weekday
evening PSH of the driveway locations along Main Street based on the 2024 MTM counts were
utilized to determine the hour of study for the gap analysis. A one-vehicle gap is a gap interval in
the major road traffic stream permitting only one vehicle to complete a maneuver from the minor
road or driveway, where a two-vehicle gap is of sufficient length to consecutively permit two
vehicles to complete a maneuver from the minor road or driveway. It is assumed that a third
vehicle would require the full one-vehicle gap time to determine if the roadway was still safe to
enter. The following tables summarize the gap analyses at the proposed site driveway locations
and the gap counts are contained in Appendix B.
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Table 8
Number of Available Gaps in Main Street Eastbound Traffic Stream
For Right Turn Out Movements

Peak Hour
Gap Type AM PM
One-vehicle gaps 84 55
Two-vehicle gaps 127 99
Total vehicle gaps 338 253
Table 9
Right Turn Out Movements from Site Driveways
Intersection il el
AM PM
Total vehicle gaps 338 253
Main Street & Westerly Site Driveway 4 6
Main Street & Easterly Site Driveway 17 16
Table 10

Number of Available Gaps in Main Street Combined Traffic Stream
For Left Turn Out Movements

Peak Hour
Gap Type AM PM
One-vehicle gaps 45 2
Two-vehicle gaps 57 7
Total vehicle gaps 159 16
Table 11
Left Turn Out Movements from Site Driveways
Intersection et qul
AM PM
Total vehicle gaps 159 16
Main Street & Easterly Site Driveway 14 17

Based on the analysis of the collected gap data and the anticipated site traffic, there are generally
enough gaps in the Main Street traffic stream spread throughout the peak hour to accommodate
the projected exiting vehicles at the site driveways and as such the site driveways are anticipated
to operate safely and efficiently as proposed. Note that the above conservatively assumes that
no “courtesy” gaps are given by drivers along Main Street.
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SITE PLAN
Site Access and Circulation

The site plan was reviewed with respect to the site access and on-site circulation design. As noted
previously, access to The Project will be provided via one (1) full-movement driveway and one (1)
left-in/right-in/right out driveway along Main Street.

The parking lots throughout the mixed-use development will be serviced by parking aisles with
widths of 24’ which allow for two-way circulation and 90-degree parking. The Block 1
Redevelopment Plan does not require a minimum parking lot aisle width. The Township of
Robbinsville Ordinance along with the Residential Site Improvement Standards (RSIS) requires
a minimum two-way aisle width of 24’ in the vicinity of 90-degree parking. Therefore, the
Ordinance requirement is satisfied. Review of the site plan design indicates that the site can
sufficiently accommodate the anticipated vehicle mix.

It should be noted that a direct access point to the proposed Liberty Street/Route 130 Connector
as described in the Township’s Amended & Restated Redevelopment Plan, dated September 11,
2025, is proposed at the southern end of the site. This access point will provide an alternate
means of access to the proposed townhouse units and directly connect to Route 33 and Route
130. Once the proposed Liberty Street/Route 130 Connector is constructed, it is anticipated that
some of the trip generation associated with the proposed townhouse units will be re-routed to
utilize the rear access point, thus reducing the trip generation at the proposed driveways along
Main Street. Therefore, the analyses contained herein provide the most conservative results for
The Project.

Parking

The Block 1 Redevelopment Plan refers to the RSIS for residential parking requirements and the
Institute of Transportation Engineer’s (ITE) publication Parking Generation Manual 6" Edition for
non-residential parking requirements. The RSIS sets forth a parking requirement for apartments
of 2.1 spaces per 3-bedroom unit and a parking requirement for townhouses of 2.3 spaces per 2-
bedroom unit, and 2.4 spaces per 3-bedroom unit. ITE identifies a peak parking demand of 3.13
spaces per 1,000 SF for strip retail uses.

With two (2) 1-bedroom apartment units, six (6) 2-bedroom apartment units, two (2) 3-bedroom
apartment units, and 5,850 SF of retail, this equates to a parking requirement of 40 parking spaces
for the mixed-use side of the development. Additionally, per the current Municipal Land Use Law
(“M.L.U.L.”) (N.J.A.C. 40:55-D), electric vehicle charging stations count as two (2) spaces for the
purposes of complying with parking supply requirements, up to a maximum of 10% of the
requirement. Therefore, a credit of 4 spaces was taken (10% of 40 spaces), and thus the effective
parking requirement is reduced to 36 spaces. The mixed-use side of the development as
proposed provides 55 parking spaces, inclusive of four (4) ADA-accessible spaces and six (6)
electric vehicle charging spaces. As such the proposed parking supply on the mixed-use side of
the development satisfies the Block 1 Redevelopment Plan requirement of 46 spaces.
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With 23 2-bedroom townhouse units and 23 3-bedroom townhouse units, this equates to a parking
requirement of 109 parking spaces for the proposed townhouse side of the development. Per the
M.L.U.L. a credit of 10 spaces was taken (10% of 109 spaces), and thus the effective parking
requirement is reduced to 99 spaces. Additionally, per RSIS, a one-car garage and driveway
combination constitutes two (2) parking spaces for the purposes of parking supply calculations.
The townhouse side of the development as proposed provides 126 parking spaces, inclusive of
two (2) ADA-accessible spaces, 50 electric vehicle charging spaces (46 garages and 4 surface
spaces), and 46 one-car garage and driveway combinations. As such, the proposed parking
supply on the townhouse side of the development satisfies the Block 1 Redevelopment Plan
requirement of 99 spaces.

The proposed parking stalls throughout the mixed-use development and townhouse development
are a mix of 9'x18 and 9'x20’, as well as 9'x21’ driveway dimensions of the townhouse units. The
Block 1 Redevelopment Plan does not specify minimum parking space dimensions. The Township
of Robbinsville Ordinance and RSIS states a required parking stall size of 9x18 and the
Ordinance requirement is satisfied and will adequately accommodate the anticipated site traffic.

Loading
The Block 1 Redevelopment Plan does not specify loading requirements. As proposed, the 5,850

SF retail use is proposed to have one (1) loading area of 12°x73’ and is anticipated to adequately
service the proposed retail use.
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FINDINGS & CONCLUSIONS
Findings
Based upon the detailed analyses as documented herein, the following findings are noted:

« The proposed mixed-use development consisting of 5,850 SF of retail space, 10 apartment
units, and 46 townhouse units, is projected to generate 21 entering trips and 35 exiting trips
during the weekday morning peak hour, 40 entering trips and 32 exiting trips during the
evening peak hour, and 30 entering trips and 36 exiting trips during the Saturday peak hour
that are “new” to the adjacent roadway network. Note that this does not include a credit for
the existing uses being replaced.

« The number of new trips falls below the NJDOT accepted threshold of a significant increase
in traffic of 100 peak hour trips. As such, it is not anticipated that the change in use will have
any perceptible impact on the traffic operation of the adjacent roadway network.

« Access to the site is proposed to be provided via one (1) full-movement driveway and one (1)
left-in/right-in/right out driveway along Main Street.

« With the addition of site generated traffic, the intersection of Route 33 with Robbinsville-
Edinburg Road and Main Street is anticipated to continue to operate at No Build overall
intersection levels of service during the peak hours studied. Additionally, each movement is
anticipated to generally continue to operate at No Build levels of service.

« With the addition of site generated traffic, the intersection of Route 130 with Main Street is
anticipated to continue to operate at No Build overall intersection level of service “D” during
the peak hours studied. Additionally, each movement is anticipated to continue to operate at
No Build levels of service or better.

« As designed, the intersection of Main Street and the westerly site driveway is anticipated to
operate at levels of service “C” or better during the peak hours studied.

« As designed, the intersection of Main Street and the easterly site driveway is anticipated to
operate at levels of service “B” or better during the peak hours studied.

« As proposed, The Project’s site driveways and internal circulation have been designed to
provide for safe and efficient movement of the anticipated vehicle mix.

« The proposed parking supply and design is sufficient to support the projected demand and
meets generally accepted design standards.

« The Project’s site access points, internal circulation, and parking supply have been designed
in accordance with the RSIS (N.J.A.C. 5:21) and the Ordinance requirements.
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Conclusions

Based upon our Traffic Impact Study as detailed in the body of this report, it is the professional
opinion of Dynamic Traffic LLC that the adjacent street system of the New Jersey Department of
Transportation, Mercer County, and Township of Robbinsville will not experience any significant
degradation in operating conditions with the construction of The Project. The site driveways are
located to provide safe and efficient access to the adjacent roadway system. The site plan as
proposed provides for effective circulation throughout the site and provides adequate parking to
accommodate The Project’s needs.
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