Alaimo Group

200 High Street, Mt. Holly, New Jersey 08060 Tel: 609-267-8310 Fax: 609-845-0300
201 Willowbrook Blvd, Suite 501, Wayne, NJ 07470 Tel: 973-523-6200 Fax: 973-523-1765

May 7, 2026

Mr. John Maloney, Chairman
Ewing Township Zoning Board
2 Jake Garzio Drive

Ewing, NJ 08628

RE:  Ewing Township — Mercer County
JMD Realty Services, LLC
Proposed 21 Unit Multi-family Building
1530 Pennington Road (Route 31)
Block 118.02, Lot 1
Use and Bulk Variance
Preliminary and Final Plan Review #3
Our File No. A-0198-0080-000

Dear Chairman Maloney:

As requested, we have reviewed above referenced submission, consisting of the
following:

* Plans entitled “Preliminary and Final Site Plan,” consisting of 13 sheets, prepared by
AWZ Engineering, Inc., dated August 11, 2023, revised March 4, 2026.

* Architectural Building Elevations and Floor Plans, sheets A-01 through S-05,
prepared by AMRARCH Design Studio, dated June 8, 2023, revised December 18,
2025.

e Project Narrative prepared by Borrus, Goldin, Foley, Vignuolo, Hyman & Stahl.

e Response letter prepared by AWZ Engineering, Inc., dated March 4, 2026.

e Operations and Maintenance Plan for Stormwater Management Measures prepared by
AWZ Engineering, Inc., revised March 4, 2026.

e Stormwater Management Report prepared by AWZ Engineering, Inc., revised March
4,2026.

e Cover letter prepared by Borrus, Goldin, Foley, Vignuolo, Hyman & Stahl dated
January 3, 2025.
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e Field Percolation Test Report prepared by ANS Contants, Inc. dated November
17, 2025.

e Utility Map

¢ Groundwater Mounding Analysis prepared by AWZ Engineering, Inc., dated
March 4, 2026.

We have updated our comments in bold.

GENERAL INFORMATION

Applicant:  JMD Realty Services, LLC
6 Dynasty Drive
Monroe, NJ 08831

Owner: Same as applicant

Proposal: The property in question is located along the easterly side of Pennington
Road approximately 75’ north of the Pennwood Avenue intersection. The
project proposes to demolish the existing 2-story frame dwelling and
garage and construct a 21 unit 3-story residential building. Other site
improvements include a paved parking lot consisting of 46 parking spaces,
lighting and landscaping,.

Zoning: R2 - Residential Zone
ZONING REQUIREMENTS
A. Use: The proposed multi-family use is not permitted in the R-2 zoning district.

Therefore, a use variance is required.

B. Area and Bulk Requirements: We defer zoning, variance, buffer and landscape
comments to the Board Planner.

PERFORMANCE STANDARDS

A. Parking Standards

1. The proposed parking consists of 2 spaces per unit which complies with
the requirements of the State Residential Site Improvement Standards
(RSIS). It should be noted that 46 parking spaces are proposed, and 42
spaces required. The plans indicate that the proposed electric vehicle (EV)
ready spaces allow for a reduction of two (2) parking spaces.

Alaimo Group
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B.

Satisfied: Proposed parking space striping should be noted as white
traffic paint, 4” wide.

We recommend curb radii be provided at the entrance driveway from
Pennington Road to facilitate truck movement in and out of the
driveway.

The Refuse Truck Circulation Plan shows trash truck movements
encroaching beyond proposed curb. The pavement area may need to
be widened in this vicinity.

Pedestrian Circulation & Sidewalks

L

Satisfied: Proposed sidewalk along Pennington Road should be
dimensioned on the plan.

Stormwater Management Plan

1.

Since the project is proposing an increase of impervious area more than a
quarter of an acre, and disturbance greater than one (1) acre, the proposed
application is considered a major development. Therefore, the application
is subject to the Stormwater Control Ordinance, and compliance with
NJAC 7:8.

Partially Satisfied: The drainage calculations shown on the Utility Plan
are significantly deficient in terms of Stormwater Management design
calculations. A Stormwater Management Report prepared in accordance
with Article XIV Stormwater Control of the Township Ordinance NJAC
7:8 must be submitted for review. The submitted Stormwater
Management Report is currently under review. Our comments will be
submitted under separate cover. See new comments.

Partially Satisfied: Proposed storm pipe should have a minimum
diameter of 15” in accordance with the New Jersey Residential Site
Improvement Standards (RSIS). A 12” diameter pipe is permitted as
a cross-drain to a single inlet. Only roof drains are permitted to have
a diameter of less than 12”. Pipe sizing calculations, including roof
drain calculations, should be provided as part of the required Stormwater
Management Report. The submitted Stormwater Management Report is
currently under review. Our comments will be submitted under separate
cover.

Satisfied: Proposed storm pipe junctions should be connected at inlets or
manholes (five cleanouts shown). A storm pipe junction is shown on the
utility plan in the vicinity of the easterly proposed ADA parking spaces

Alaimo Group
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10.

and near the electric vehicle parking spaces without a drainage structure.
A drainage structure should be provided. Pipe lengths and slopes should
be indicated accordingly.

Satisfied: Roof runoff generated by the proposed building and parking lot
will discharge into an underground storage basin consisting of
25.67°x73.50’Cultec chamber infiltration system. Outflow from the basin
will discharge into an existing storm pipe system in Pennington Road.

The existing storm pipe should be shown on the plan. NJDOT approval
will be required for the proposed discharge connection. The revised plan
has removed the outflow pipe in Pennington Road.

Satisfied: The Cultec Recharger 330XLHD Heavy Duty detail indicates a
maximum pipe size connection of 24” to the underground basin. The
Utility Plan shows a proposed 30” pipe connection. This discrepancy
should be addressed. The maximum allowable pipe diameter for the side
portal connection is 12" for PVC pipe. The plan shows 12 inch RCP
connecting to the side portal of the underground basin. It appears that the
side portal will not accommodate the outside diameter of the RCP.

Satisfied: The proposed tree located over top of the storm pipe between
inlet A and the downstream cleanout should be relocated a minimum of
10’ away from the pipe.

Partially Satisfied: A Stormwater Management Operations and
Maintenance Manual prepared in accordance with the New Jersey
Stormwater BMP manual should be submitted for review. The submitted
Stormwater Management Operations and Maintenance Manual is currently
under review. Our comments will be submitted under separate cover. See
new comments.

Satisfied: The Grading and Utility notes on the Grading Plan should
contain the following notes:

“The storm pipe system shall be cleaned and televised prior to final
acceptance by the Township Engineer”.

“An as-built plan of the stormwater management facilities prepared by a
licensed New Jersey Professional Surveyor shall be submitted prior to
final acceptance by the Township Engineer”.

Proposed inverts should be provided at the ADS N-12 underground
chamber detention system for the Kraken Filter pipe and the outlet
control structure pipe. Proposed inverts should be provided for the
Cultec Recharger 6” overflow pipes.

Alaimo Group
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14.

15,

16.

17.

18.

19.

20.

21.

Proposed rim elevations should be provided for manholes A and B.
Storm cleanouts should be typically identified on the plan.

Two (2) manholes should be provided at diagonal corners of the ADS
N-12 pipe chamber detention system for maintenance access purposes.

Additional soil borings should be submitted providing soil profiles to
at least 8’ below proposed bottom of basin elevations in accordance
with Chapter 12 of the NJDEP BMP. Additional infiltration tests may
be required if the soil profiles indicate more restrictive infiltration soil

types.

Water quality control is not provided for a portion of proposed
parking lot between the driveway entrance from Pennington Road
and the proposed trench drain. The applicant’s engineer should
justify the water quality control exception.

The Existing Drainage Area Map indicates the pervious and
impervious area figures within existing drainage area E-1 are
reversed. In addition, the existing storm pipe that traverses the
property is not shown on any of the other plans. It should be removed
from the plan if it was inadvertently shown.

If the person responsible for maintenance of the stormwater
management facilities identified under § 215-126B(2) of the Township
Ordinance is not a public agency, the maintenance plan and any
future revisions based on § 215-126B(5) shall be recorded upon the
deed of record for each property on which the maintenance described
in the maintenance plan must be undertaken.

The O & M Plan should be revised to include a section for the ADS N-
12 pipe chamber detention system.

The O & M Plan should be revised to include drain time requirements
for the Cultec detention system and the N-12 pipe chamber detention
system in accordance with Section 9.8 of the NJDEP BMP.

The 8” secondary orifice elevation is shown as 98.60 in the call-out on
the Utility Plan but as 98.58 in the Outlet Control Structure section
detail. The HydroCAD model uses 98.58. The plan must be revised so
all three references agree.

The HydroCAD Water Quality routing (Appendix E) shows the OCS
Primary, Secondary, and Tertiary outflows “Routed to nonexistent

Alaimo Group
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D.

22.

23.

24,

25.

26.

node 18” RCP.” The Water Quality model is therefore not connected
to the discharge reach used in the 2-, 10- and 100-year quantity
routing. The Water Quality run must be re-built with the same
routing topology so that the Water Quality Design Storm passes
through the actual conveyance to the discharge point.

The HydroCAD model for the ADS N-12 system assumes 0.0% stone
voids, crediting only chamber storage (5,488 cf). If any infiltration,
recharge, or Green Infrastructure credit is proposed, the stone void
ratio (typically ~40%) must be included and justified. The report
should clearly state whether the system is detention-only or part of an
infiltration system and ensure the model reflects that intent.

Section 3.3 of the Stormwater Report contains an internal
contradiction regarding groundwater recharge. The report states that
recharge does not apply because the site is in an Urban
Redevelopment Area, then states that the NJGRS worksheet is being
used to satisfy the post-development annual recharge deficit. These
statements are inconsistent. The applicant’s engineer should clarify
which standard applies to the project and remove the conflicting
language.

Groundwater Mounding Analysis should be put into the stormwater
report and not be submitted as a separate report.

The Typical Subsurface Det/Ret Cross Section detail on Sheet 12
depicts only the ADS N-12 detention system. A separate cross section
should be provided for the Cultec retention system showing the stone
bedding, side stone, cover stone, and filter fabric wrap in accordance
with the manufacturer’s installation requirements.

On Sheet C-12, the “Typical Subsurface Det/Ret Cross Section” and
Note 1 incorrectly indicate all systems are ADS N-12. The retention
system uses Cultec Recharger 150XLHD chambers, not N-12 pipe.
Provide a separate cross section for the Cultec system (including stone
bedding, side/cover stone, and filter fabric) per manufacturer
requirements, and revise the note to distinguish between the detention
and retention systems.

Grading

I

Satisfied: A benchmark should be provided on the Grading Plan.

Alaimo Group
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The proposed pavement slope between the entrance driveway and the
trench drain is approximately 8.6%. The parking area should be
regraded to provide a maximum slope of 5% to avoid car door swing
damage to adjacent vehicles.

E. Landscape Design

1.

We will defer the review and recommendation of landscaping to the Board
Planner and Ewing Township Environmental Commission.

F. Lighting

1.

Satisfied: Manufacturer’s catalog details and footcandle isocurve
photometrics should be submitted in support of the proposed lighting
illumination. Proposed wall mounted light fixture symbols should be
shown on the lighting plan. The Luminaire Parts List identifies 2 wall
mounted lighting fixtures. The plan should identify which fixture is being
utilized.

G. Construction Details

1.

Satisfied: The class A concrete specified in the concrete sidewalk detail
note conflicts with the class B concrete specified in the plan view.

Satisfied: The depressed curb and concrete apron at driveway detail
should be revised to show an expansion joint at the curb and apron
interconnection.

Satisfied: The pavement detail should be revised to note firm subgrade in
accordance with the geotechnical engineer’s requirements.

Satisfied: A pattern number should be selected in the heavy duty trench
frame with grate detail.

Satisfied: The vinyl fence trash enclosure detail should be revised to note
4,000 psi concrete and %" clean stone.

Satisfied: The outlet structure detail should be revised to note 4,000 psi
concrete. The frame and grate should note Campbell Foundry catalog
#1012A.

Satisfied: A curb detail should be included with the details.

Satisfied: It should be confirmed that the neoplast inlet structure can
accommodate reinforced concrete pipe.
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IV.

0. Satisfied: An Inserta Tee detail should be provided for the proposed 6”
pvc roof drain connection to the proposed rcp storm drains.

10. Details for retaining wall, yard inlet, trash enclose pad, flared end
section and storm manhole should be provided.

H; Miscellaneous

1. Addressed: Building dimensions should be provided on the Site
Development Plan.

2 Addressed: ADA parking signs should be relocated behind proposed
curb.

3. Open: A copy of the boundary and topographic survey used for the plan
information should be submitted.

4. The approval block on sheet one should be revised to reflect Zoning
Board approval.

3. We request an electronic of revised plans and reports when complete.

OUTSIDE AGENCY APPROVALS

This plan may be subject to the review and approval of the following outside agencies, if
not already received. Evidence of these approvals must be submitted to the Township
Zoning Department and this office prior to the final signature of plans:

A ks D B, B

NJDOT

Mercer County Soil Conservation District
Ewing Lawrence Sewerage Authority

Trenton Water Authority

Any other agencies as may be deemed necessary
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Should you have any questions or require any additional information, please do not
hesitate to contact this office.
Very truly yours,
ALAIMO GROUP
Mmf

Ryan Desai, PE, PLS
Senior Project Engineer

MGM/DV

(oS Ewing Township Zoning Board
James McManimon, Business Administrator
Charles Latini, PP, AICP, Board Planner
Board Attorney
Adnan A. Khan, PE, CME, AWZ Engineering, Inc. (150 River Road, Suite 3B,
Montville, NJ 07045)
JMD Realty Services, LLC (6 Dynasty Drive, Monroe, NJ 08831)
James E. Stahl, Esq,. Borrus, Goldin, Foley, Vignuolo, Hyman & Stahl (2875 US
Highway #1, Route 1 & Finnegans Lane, North Brunswick, NJ 08902)
Dan Vechesky, Associate, Alaimo Group

Q:\Projects\A01980080000'\Docs' Letters\Maloney -Plan Review 05-05-26.docx

Alaimo Group
- Consulting Engineers -



