
LAND USE BOARD 
BOROUGH OF 
ALLENDALE 

Municipal Building  
500 West Crescent Avenue 

Allendale, NJ              
 

The Meeting of the Allendale Land Use Board will be held in the Council Chambers in the 
Allendale Municipal Building, 500 West Crescent Avenue, 2nd Floor, Allendale, NJ 07401 on 
April 17, 2024 at 7:30 p.m.  Formal action will be taken.    
 

I. CALL TO ORDER 
A. Open Public Meetings Act Announcement 
B. Salute to Flag 

 
II. ROLL CALL 

 
III. APPROVAL OF MINUTES 

March 20, 2024 Land Use Board Regular Meeting  
       

IV. PUBLIC HEARINGS 
 

          Application File No,:  2024-04 
          Applicant:  Allendale Rehabilitation & Healthcare  
          Address:     85 Harreton Road, Allendale, NJ  07401  
          Block:        601     Lot:  7 

 Application:  Construct an 8,541 square foot addition to a non-conforming assisted        
living and skilled nursing home.   

 
         Application File No;:  2024-05 
         Applicant:  Ken Magro 
         Address:     345 Hillside Avenue, Allendale, NJ  07401  
         Block:         101       Lot:  7   

        Application:  Remove and replace existing driveway greater than 35 feet.   
           
 
         Application File No.:  LUB 2024-06    

  Applicant:   Crestwood Lake Concession Stand            
  Address:      300 W. Crescent Avenue, Allendale, NJ  07401  
  Block:         201       Lot:  9    
  Application:   Courtesy review of the new concession stand at Crestwood Lake 

 
           
 
 
 



 
           

V. OPEN TO THE PUBLIC FOR COMMENT  
 

VI. OTHER  
  

VII. ADJOURNMENT  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

   **AGENDA & AGENDA MATERIALS SUBJECT TO CHANGE**  
 
 
 
Borough Website  
Bulletin Board   
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Supplement to Borough of Allendale Land Use Board Application for Development 
 
Site: Allendale Operator, LLC. d/b/a Allendale Rehabilitation and Healthcare and  

Allendale Assisted Living, LLC. d/b/a Allendale Senior Living 
85 Harrenton Road 
Allendale, NJ   

 
Date: May 31, 2023 
 
Section II 
D-Existing Conditions: 
 
5. Identify the soils at the site, using US SCS descriptions.  What percentage of the site is covered by 
each soil type. 
 
Based upon the U.S.D.A. Natural Resources Conservation Service Web Soil Survey, the following soils are 
mapped as being present at the site: 
 
Soil Map Unit  Percent Cover Acidity Erodibility  Drainage 
DuuC:  Dunellan-Urban land 
complex (8-15%) 

~0.3% Non-acidic Slight Well drained 

UdwuB:  Udorthents, wet 
substratum-Urban land 
complex 

~97.2% Non-acidic Slight Moderately 
well drained 

AdrAt:  Timakwa much, 0-
2% 

~2.5% Non-acidic Slight Very poorly 
drained 

 
Refer to the Soil Erosion and Sediment Control Plans in the site plan set and the Stormwater Runoff & 
Management Calculations for additional soils description information. 
 
 
6. Describe dominant flora and fauna at the site. 
 
Response: According to the NJDEP NJGeoweb data, the land use cover at the site is classified as 
urban.  Currently, approximately 51% of the site is covered with impervious surfaces, with the balance of the 
lot consisting of grass and landscaped areas and a wooded area along the eastern portion of the site.    The 
wooded area is categorized by the NJDEP NJGeoweb data as being riparian corridor, extending along the 
Allendale Brook, and containing deciduous wooded wetland areas.    
 
A detailed vegetation survey was not performed, but predominant vegetation in this area consists of primarily 
deciduous trees including oaks, tulip poplar, sugar maple, red maple, elm, black gum, black cherry, and 
walnut, with some scattered evergreen trees (red cedar, white pine).    Shrubs, herbaceous plants, and 
wildflowers are also common through this forested corridor.  While a detailed wildlife investigation was not 
performed, common wildlife present at the site include whitetail deer, grey squirrel, Eastern cottontail rabbit, 
fox, wild turkey, and a variety of song birds.  
 
7. Are there threatened or endangered wildlife and/or vegetation species at the site. 
 
Response: Potentially.  According to the NJDEP NJGeoweb Landscape Project data, under Species-
Based Habitat Skylands”, the Allendale Brook corridor along the eastern portion of the site is noted as 
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potentially being habitat for Barred Owl, Long-eared Owl, Golden-winged Warbler, Red-shouldered Hawk, 
Black-crowned Night Heron, Yellow-Crowned Night Heron, and Wood Turtle. 
 
Of particular note, there are no site improvements or disturbance proposed within the wooded and wetland 
areas or outside of the extent of existing improvements/disturbance, or within the area mapped as being 
potential habitat. 
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STORMWATER RUNOFF & 
MANAGEMENT CALCULATIONS 
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Proposed Building Addition & Minor Site Improvements 
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1.0 INTRODUCTION: 
Jefferis Engineering Associates, LLC. (JEA) has been retained to design site improvements associated with the 
proposed building addition and minor site improvements at the subject site.   To complement the site 
improvement design and address the drainage requirements outlined in Township’s Land Use Ordinance and 
the New Jersey Department of Environmental Protection (NJDEP), JEA has prepared this stormwater 
management report to summarize the design calculations associated with the stormwater runoff characteristics 
under pre- and post-development conditions, stormwater management area design, water quality control, 
groundwater recharge, and outlet protection measures.   
 
This report is intended to document the proposed site improvements and stormwater management design 
associated with the Site Development Plans, dated October 2023, and contains associated calculations and 
documentation regarding such.  
 
2.0 BACKGROUND: 
The overall tract consists of approximately 11.04 + acres that is located to the east of the end of Harreton 
Road and west of N.J.S.H. Route 17.  The property is accessed from Route 17 via a driveway extending 
through an access easement and contains a controlled emergency access driveway from Harreton Road.     The 
site is bordered to the north, west and south by residential properties and to the east by commercial properties.    
 
The property is currently improved with a 111,368 +/- s.f. building that operates as a nursing home and 
assisted living facility.  The building has both one-story and two-story sections.  The site is also improved with 
asphalt parking areas, curbing, sidewalks, drop-off areas, courtyards, landscaping, and lighting.    The  
 
The Allendale Brook extends across the northern and eastern property boundaries, flowing in a southerly 
direction.   Pursuant to FEMA Flood Insurance Rate Maps (FIRMs), the floodway for the Allendale Brook 
extends across the northeastern and eastern portion of the property, along the stream channel. 
 
The overall impervious coverage (inclusive of building, concrete, asphalt, and asphalt millings) associated with 
the existing site conditions at both lots is approximately 51.2+/-% (*) of the site area, while the remaining 
portions of the site are currently covered with grass or landscaping.    
 
Runoff from the site currently drains via overland flow and conveyance through drainage swales and 
stormwater pipes directly into Allendale Brook.    
 
No stormwater management facilities, other than the drainage swales and conveyance piping, exist at the site.   
 
Pursuant to our review of the available aerial photographs, the subject site appears to have remained as it is 
currently for at least the past five (5) years.  Refer to the Drainage Plan in the appendices.    
 
3.0 PROPOSED CONDITIONS: 
The Applicant proposes to construct a 8,541+/- s.f. one-story building addition to the southern side of the 
existing building.  The proposed addition will require partial demolition of a portion of the building and 
displace areas of existing asphalt pavement & parking. 
 
To compliment the building addition and replace lost parking stalls, site improvements are proposed and will 
consist of reconfiguring the parking area in the northwestern corner of the site, reconfiguring the southern 
parking lot, installation of concrete sidewalks, minor expansion of curb and asphalt paving to accommodate 
parking modifications, ADA access curb ramp; lighting, and additional lighting.    
 
The areas of the proposed improvements are limited to three (3) areas at the site: 

1. Parking reconfiguration in northwestern portion of the site 
2. Building addition and parking modifications in southern portion of the site 
3. Sidewalk and canopy installation along eastern side of the building. 
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The overall impervious coverage associated with the proposed site conditions (both parcels) will be 
approximately 52.0+/-% (*) of the site area, while the remaining portions of the site will be covered with grass 
or landscaping.      
 
Refer to the Drainage Plan in appendices. 
 
AREAS OF DISTURBANCE: 
Based upon the Evaluation of Pre and Post Development Areas included in appendices, the overall proposed 
development will involve the following areas of disturbance or coverage: 
 

• Amount of new impervious surface coverage:  + 3,616.8 +s.f. (0.08+ acres).     
• Amount of new regulated motor vehicle surface coverage: - 5,166.9 +s.f. (-0.12+ acres).    
• The total area of disturbance:   43,267 sf. (0.99 + acres). 

 
 
4.0 METHODOLOGY: 
Given the minimal increase in impervious coverage, JEA performed the study via the Rational Method.   This 
method was utilized to assess the incremental difference in discharge rates during a 2, 10, and 100 year storm 
event between pre and post development conditions.      Upon completion of the study, the discharge rates for 
each pre- and post-development drainage area under the respective storm events were compared and evaluated.    
 
Runoff coefficients and storm intensity data was referenced from the NJDEP Technical Manual for Land Use 
Regulations/NJRSIS (NJAC 5:21) and the NJDEP Stormwater BMP Manual.     The area of the tract 
containing the proposed site improvements contained Udorthents wet substratum-Urban Land Complex,  
which are classified as HSG D soils by the USDA Soil Survey and runoff curve numbers for such were utilized 
where applicable.     
 
As the proposed improvements involve less than 1.0 acre of disturbance and less than 0.25 acres of new 
impervious surfaces or regulated motor vehicle surface area, the proposed improvements are NOT classified as 
a “major development” pursuant to the NJDEP Stormwater Regulations (N.J.A.C. 7:8).     As such, the project 
is NOT required to comply with the rate/volume reduction, water quality treatment, and/or groundwater 
recharge requirements outlined in N.J.A.C. 7:8. 
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5.0 STORMWATER RUNOFF RATES: 
The following is a summary table of the peak pre and post development runoff rates for the entire property 
under the respective storm events: 

Summary Table #1 
Peak Stormwater Runoff Rates for Pre & Post Development Conditions 

for the Entire Site  
(Rational Method) 

Storm Events (yr) 
Area  2 10 100 Comments 

     
Predevelopment 

conditions 
46.41 62.79 81.90 Entire site 

Post-development 
conditions 

46.55 62.98 82.15 Entire site 

     

Difference 
 

+0.14 +0.19 +0.25 negligible increase 

 
The post development runoff rates were calculated to be negligibly higher than the pre-development runoff 
rates for the overall site, as anticipated with the slight increase in impervious surface coverage.  Given this, the 
use of stormwater management measures to manage runoff under post-development condition was deemed 
unnecessary and not warranted.  
 
6.0 VOLUME & RUNOFF RATE CONTROL 
This section describes the measures to control volume and runoff rate under the post-development conditions.  
As noted above, the proposed conditions will result in a negligible increase in stormwater runoff rates and 
further control or management of the runoff was not deemed warranted or necessary.    Since the proposed 
improvements are NOT classified as a “major development” under N.J.A.C 7:8, compliance with the NJDEP 
runoff rate reduction requirements stipulated under N.J.A.C 7.8 was NOT required to be demonstrated.   
 
7.0  WATER QUALITY CONTROL 
This section describes the measures to provide water quality control under the post-development conditions. 
 Pursuant to N.J.A.C. 7:8-5.5, “major developments” involving the construction of greater than or equal to 0.25 
acres of new impervious cover shall include stormwater management measures that are designed to reduce the 
post-construction load of Total Suspended Solids (TSS) from the water quality design storm by eight (80) 
percent, expressed as an annual average.    
 
Since the proposed improvements are not considered a “major development”, compliance with the NJDEP 
Water Quality treatment requirements/measures was not required or warranted.  
 
8.0  GROUNDWATER RECHARGE COMPLIANCE 
Pursuant to the requirements of the N.J.A.C. 7:8-5.4, the proposed land development that meets the 
classification as a “major development” must provide non-structural and/or structural stormwater management 
measures that prevent the loss of groundwater recharge at the site.   The Rule specifies that the proposed 
development must comply with either of the following two groundwater recharge approaches:  1.) maintain 
100% of the site’s average annual pre-development groundwater recharge volume after development; or 2.) 
infiltrate 100% of the difference between the site’s pre- and post-development 2-year runoff volumes.  
Furthermore, according to N.J.A.C. 7:8-5.4(a)2ii, groundwater recharge performance standards shall not be 
applied to projects that qualify as urban redevelopment, which include projects located in areas defined by the 
State Development and Redevelopment Plan as Metropolitan Planning Areas (PA1) or Designated Centers, 
with the exception of the development of unimproved areas where woody vegetation has established.   
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Since the proposed improvements are not classified as a “major development” under N.J.A.C 7:8 and is located 
in a Metropolitan State Planning Areas (PA1), compliance with the NJDEP groundwater recharge requirements 
was not required or deemed necessary.  
 
9.0  CONVEYANCE PIPE DESIGN 
The proposed improvements involve the reconfiguration and rerouting of existing stormwater piping at the site  
and include the following: 
 
Area #1:  In the area of the proposed building addition, existing stormwater conveyance piping is 
proposed to be rerouted around the proposed building addition and reconnection to the existing stormwater 
conveyance piping.  The building addition will create a small courtyard which previously drained via overland 
surface flow.  With such, new stormwater collection device is proposed to capture that runoff and convey via 
piping under the proposed building addition to a series of new collection devices.  New stormwater piping is 
proposed to extend along the building addition and then replace existing stormwater piping under the southern 
parking area and then terminate at an existing inlet located on the southern side of the parking lot.     
 
After further investigation, the existing stormwater conveyance piping in the southern parking lot was found to 
terminate in the inlet along the southern side of the parking area, with no positive outfall.   With such, the 
existing stormwater piping conveys runoff to that inlet, where accumulated runoff then discharges up through 
the grate and then overland across a concrete apron into the existing grass swale located along the southern 
property line.   Due to existing surface elevations through the grass swale and throughout the southeastern 
portion of the site, there does not appear to be any available location for a positive discharge for this existing 
stormwater piping.   Therefore, this manner of operation for the piping will need to remain.   To enhance and 
enable dissipation of water remaining in the pipe system, the proposed conditions reflect the replacement of 
the existing solid wall reinforced concrete piping with perforated HDPE piping set in a stone bed to enable 
remnant water left in the pipe system the ability to drain out from the pipe into the surrounding soils.  
 
Area #2:  In the area of the proposed parking lot modifications in the northwestern portion of the site, 
the existing stormwater conveyance piping was found to be undersized for the required capacity needed to 
convey the 25 year storm runoff from the sump condition present in the parking area.   With the parking 
reconfiguration, the stormwater collection devices in the parking lot were relocated and the stormwater 
conveyance piping that extends to an existing headwall along the northern property line is proposed to be 
replaced with new piping that is appropriately sized to convey the runoff from the 25 year runoff.   In 
designing this piping, the contributing area from both onsite and offsite properties to the existing/proposed 
stormwater system was calculated and utilized in the designing the capacity of this new piping.      
 
The proposed piping was designed to capture and convey the runoff from the 25 year storm event.  See 
attached calculations. 
 
10.0  SUMMARY 
In summary, the proposed site improvements are NOT classified as a “major development” pursuant to 
N.J.A.C. 7:8 and are therefore NOT required to comply with the runoff rate, water quality treatment, and/or 
groundwater recharge requirements stipulated under N.J.A.C. 7:8.     The proposed site improvements will 
slightly increase the total impervious surface coverage at the site and will result in a negligible increase in the 
overall stormwater runoff discharged from the site.   Based upon this evaluation, our office believes that the 
post-development stormwater drainage conditions will not have an adverse impact upon existing regional 
storm sewer or downstream facilities.  Supporting calculations are included in the appendices herein.   
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

AdrAt Timakwa muck, 0 to 2 percent 
slopes, frequently flooded

0.6 3.3%

DuuC Dunellen-Urban land complex, 
8 to 15 percent slopes

0.7 3.8%

UdwB Udorthents, wet substratum, 0 
to 8 percent slopes

1.8 9.3%

UdwuB Udorthents, wet substratum-
Urban land complex

16.3 83.7%

Totals for Area of Interest 19.5 100.0%

Soil Map—Bergen County, New Jersey

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Bergen County, New Jersey

UdwuB—Udorthents, wet substratum-Urban land complex

Map Unit Setting
National map unit symbol: 1kgz3
Elevation: 0 to 570 feet
Mean annual precipitation: 30 to 64 inches
Mean annual air temperature: 46 to 79 degrees F
Frost-free period: 131 to 178 days
Farmland classification: Not prime farmland

Map Unit Composition
Udorthents, wet substratum, and similar soils: 68 percent
Urban land: 30 percent
Minor components: 2 percent
Estimates are based on observations, descriptions, and transects of 

the mapunit.

Description of Udorthents, Wet Substratum

Setting
Landform: Flats
Down-slope shape: Linear
Across-slope shape: Linear
Parent material: Loamy lateral spread deposits

Typical profile
A - 0 to 36 inches: sand
2O - 36 to 60 inches: muck

Properties and qualities
Slope: 0 to 8 percent
Depth to restrictive feature: More than 80 inches
Drainage class: Moderately well drained
Capacity of the most limiting layer to transmit water 

(Ksat): Moderately high to high (0.57 to 1.98 in/hr)
Depth to water table: About 18 to 42 inches
Frequency of flooding: None
Frequency of ponding: None

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 3w
Hydrologic Soil Group: D
Hydric soil rating: No

Description of Urban Land

Setting
Landform: Tidal marshes
Down-slope shape: Linear
Across-slope shape: Linear

Map Unit Description: Udorthents, wet substratum-Urban land complex---Bergen County, New 
Jersey

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/24/2023
Page 1 of 2



Parent material: Surface covered by pavement, concrete, buildings, 
and other structures underlain by disturbed and natural soil 
material

Typical profile
C - 0 to 60 inches: variable

Interpretive groups
Land capability classification (irrigated): None specified
Land capability classification (nonirrigated): 8s
Hydric soil rating: Unranked

Minor Components

Pawcatuck, very frequently flooded
Percent of map unit: 1 percent
Landform: Tidal marshes
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

Transquaking, very frequently flooded
Percent of map unit: 1 percent
Landform: Tidal marshes
Landform position (three-dimensional): Talf
Down-slope shape: Linear
Across-slope shape: Linear
Hydric soil rating: Yes

Data Source Information

Soil Survey Area: Bergen County, New Jersey
Survey Area Data: Version 19, Aug 29, 2022

Map Unit Description: Udorthents, wet substratum-Urban land complex---Bergen County, New 
Jersey

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/24/2023
Page 2 of 2
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Proposed Building Addition
Allendale Senior Living
85 Route 17
Borough of Allendale, Bergen Co., NJ
Date: 10/31/2023
File No: 22-THCG-003

(area is noted in s.f.)

Area Building

Impervious 
(Non-Roadway=-

concrete-s/w, 
stone)

Impervious 
(Roadwway- 

concrete, asphalt, 
stone) Grass/Lawn

Total Areas 
(sf)

Total Area 
(acres)

HSG 
Classification

Pre-Development Areas
Area #1 121.60 2,208.51 31,817.92 48,204.88 82,352.91 1.89

POST-Development Areas
Area #1 121.60 2,628.27 36,517.05 43,085.99 82,352.91 1.89

DIFFERENCE 0.00 419.76 4,699.13 -5,118.89 0.00

5,118.89 sf       ~ 0.12 ac
0.00 sf       ~ 0.00 ac

4,699.13 sf       ~ 0.11 ac

Area Building

Impervious 
(Non-Roadway=-

concrete-s/w, 
stone)

Impervious 
(Roadwway- 

concrete, asphalt, 
stone) Grass/Lawn

Total Areas 
(sf)

Total Area 
(acres)

HSG 
Classification

Pre-Development Areas
Area #2 13,935.60 7,353.92 31,070.04 29,304.74 81,664.30 1.87

POST-Development Areas
Area #2 21,871.70 7,468.35 21,203.99 31,120.26 81,664.30 1.87

DIFFERENCE 7,936.10 114.43 -9,866.05 1,815.52 0.00

-1,815.52 sf       ~ -0.04 ac
7,936.10 sf       ~ 0.18 ac
-9,866.05 sf       ~ -0.23 ac

Area Building

Impervious 
(Non-Roadway=-

concrete-s/w, 
stone)

Impervious 
(Roadwway- 

concrete, asphalt, 
stone) Grass/Lawn

Total Areas 
(sf)

Total Area 
(acres)

HSG 
Classification

Pre-Development Areas
Area #3 0.00 0.00 0.00 313.46 313.46 0.01

POST-Development Areas
Area #3 0.00 313.46 0.00 0.00 313.46 0.01

DIFFERENCE 0.00 313.46 0.00 -313.46 0.00

313.46 sf       ~ 0.01 ac
0.00 sf       ~ 0.00 ac
0.00 sf       ~ 0.00 ac

Area Building

Impervious 
(Non-Roadway=-

concrete-s/w, 
stone)

Impervious 
(Roadwway- 

concrete, asphalt, 
stone) Grass/Lawn

Total Areas 
(sf)

Total Area 
(acres)

HSG 
Classification

Pre-Development Areas
Total for Areas #1, 2, and 3 14,057.20 9,562.43 62,887.96 77,823.08 164,330.67 3.77

POST-Development Areas
Total for Areas #1, 2, and 3 21,993.30 10,410.08 57,721.04 74,206.25 164,330.67 3.77

DIFFERENCE 7,936.10 847.65 -5,166.92 -3,616.83 0.00

3,616.83 sf       ~ 0.08 ac
7,936.10 sf       ~ 0.18 ac
-5,166.92 sf       ~ -0.12 ac

Overall Site Surface Coverage Evaluation

Area Building Impervious Grass/Lawn
Total Areas 

(sf)
Total Area 

(acres)
HSG 

Classification
Pre-Development Areas

Entire Site 111,490.00 134,870.10 234,606.90 480,967.00 11.04

Post Development Adjustments: 7,936.10 -4,319.27 -3,616.83

Post-Development Areas
Entire Site 119,426.10 130,550.83 230,990.07 480,967.00 11.04

Impervious Surface Coverage
0.512 ~ 51.22%
0.520 ~ 51.97%

entire site

entire site

Amount of New Impervious Surfaces (Overall):
Amount of New Building Area
Amount of New Impervious Surfaces (Roadway):

Comments

limited to project area only

limited to project area only

Amount of New Impervious Surfaces (Overall):
Amount of New Building Area
Amount of New Impervious Surfaces (Roadway):

Overall Project Area Evaluation (Areas #1, 2, and 3) 

Comments

limited to project area only

limited to project area only

Amount of New Building Area
Amount of New Impervious Surfaces (Roadway):

Project Area #2: Southern Corner of Site (Bldg. Addition)

Comments

Project Area #3: Eastern Portion of Site (Sidewalk Addition)

Comments

limited to project area only

limited to project area only

Post Development:
Pre Development:

Project Area #1: Northern Corner of Site (Parking Area)

Evaluation of Pre and Post Development Drainage Areas

Comments

Amount of New Impervious Surfaces (Overall):

limited to project area only

limited to project area only

Amount of New Impervious Surfaces (Overall):
Amount of New Building Area
Amount of New Impervious Surfaces (Roadway):
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Building Coverage
0.232 ~ 23.18%
0.248 ~ 24.83%

Note:
As proposed disturbance does not exceed 1.0 acres but amount of new impervious is greater than 0.25 ac, the proposed improvements are considered a "major development" 
pursuant to N.J.A.C. 7:8, which requires compliance with associated stormwater regulations regarding runoff quantity
pursuant to NJAC 7:8-5.4(a)3.    Since the net increase in impervious coverage is greater than 0.25 acres, compliance with
the water quality treatment requirements in NJAC 7:8-5.5 is not required.    Since the site is located within
a State Planning Area 1, compliance with groundwater recharge standards of NJAC 7:8-5.4(a)2 will not be required.

Runoff Evaluation via Rational Method

Soils: Whippany-Urban Land Complex,  which are classified as HSG C soils by the USDA Soil Survey.

Runoff Coefficients: (ref. NJDEP Technical Manual for Land Use Regulation/ NJAC 5:21)
Impervious 0.99 (HSG-D paving  (HSG-C paving, roofs)

Grass/Pervoius 0.65 (HSG-D grass,  (HSG-C grass, good condition)
Wooded (thin stand) 0.45 (HSG-C woods   (HSG-C woods, good cover)

Area in acres Impervious Grass Total
Predevelopment 5.66 5.39 11.04
Post-development 5.74 5.30 11.04

Runoff Calculation (evaluation of Weighted CN values)
Weighted Cn: "= Sum (Subare      "= Sum (Subareas x CN) / total Area"

Cn (weighted-pre)= 0.82 #DIV/0!
Cn (weighted-post)= 0.83 #DIV/0!

Time of Concentration:

Rainfall Intensity Data (I):
2 yr 5.1 in/hr in/hr

10 yr 6.9 in/hr in/hr
100 yr 9 in/hr in/hr

Rational Method Equation: Q= Cn (weighted) x    Q= Cn (weighted) x I x A 

Runoff Rates:
Pre-

Development
Post-

Development Difference
Storm Q (cfs) Q (cfs) Q (cfs)
2 yr 46.41 46.55 0.14
10 yr 62.79 62.98 0.19
100 yr 81.90 82.15 0.25

Summary:
The evaluation of stormwater runoff calculated using the Rational Method, as noted above, indicates that the proposed conditions will result in a very slight
or negligible increase in overall stormwater runoff from the site.    As such, no additional  stormwater mangement controls (beyond existing) were deemed warranted. 

(area is noted in s.f.)

Area

Impervious 
(Bldg, asphalt, 

concretem stone)

Pervious (grass, 
landscaping, 

wooded)
Total Areas 

(sf)
Total Area 

(acres)
HSG 

Classification
Post-Development Conditions

PT-1 24,157.50 25,382.40 49,539.90 1.14 D
PT-2 6,211.40 5,519.80 11,731.20 0.27 D
PT-3 6,278.30 11,041.23 17,319.53 0.40 D

Area

Impervious 
(Bldg, asphalt, 

concretem stone)

Pervious (grass, 
landscaping, 

wooded)
Total Areas 

(sf)
Total Area 

(acres)
HSG 

Classification
Post-Development Conditions

PT-4 6,139.40 3,402.60 9,542.00 0.22 D
PT-5 13,683.30 6,610.70 20,294.00 0.47 D

Soils throughout the site and area of improvements are identified as Udorthents wet substratum-Urban Land Complex,  which are classified as HSG D soils by the USDA Soil Survey.

Drainage Areas for Proposed Pipe Design

Project Area #2: Southern Corner of Site (Bldg. Addition)

Project Area #1: Northern Corner of Site (Parking Area)

Comments

Slight/negligible increase

6 mins (assume shortest TC due to size of lot-conservative)

(NJDEP Stormwater BMP Manual)

Comments

Slight/negligible increase

Comments

Pre Development:
Post Development:

Slight/negligible increase
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Proposed Building Expansion-Allendale Senior Rehabilitiation
85 Harreton Road
Block 601 Lot 7
Borough of Allendale, Bergen Co., NJ
Date:
File No: 22-THGC-003

Tc Intensity "i"

Impervious Pervious Bldg Total min in/hr

CB#1 D PT-1 0.555 0.583 0.000 1.14 0.82 6 25 7.9 7.33 E 7.5 1.02 Prop. CB
CB#2 D PT-2 0.143 0.127 0.000 0.27 0.83 6 25 7.9 1.77 B 3.3 1.87 Exist. CB to be replaced
CB#3 D PT-3 0.144 0.253 0.000 0.40 0.77 6 25 7.9 2.43 B 3.3 1.36 Exist. CB to be replaced

CB#4 D PT-4 0.054 0.078 0.087 0.22 0.87 6 25 7.9 1.50 E 7.5 4.99 Prop. CB
CB#5 D PT-5 0.028 0.152 0.287 0.47 0.88 6 25 7.9 3.24 E 7.5 2.32 Prop. CB
CB#6 D PT-5 0.028 0.152 0.287 0.47 0.88 6 25 7.9 3.24 E 7.5 2.32 Prop. CB (see Note*1)

Notes:
1. All flows calculated using the Modified Rational Method
2. Intensity referenced from N.J.R.S.I.S.
3. Following Runoff Coefficients were utilized and referenced from N.R.S.I.S.

Cover Soil Group D
Impervious 0.99
Grass 0.65

4. Capacity of Type E inlets was referenced from Campbell Foundry Data utilizing a grate style #3425 (NJDOT bicycle-safe grate-per NJAC 5:21-7.4).
and assuming an allowable head 2". (7.5 cfs)
Capacity of Type A inlet with trench drain was referenced from Campbell Foundry Data utilizing a grate style #3405 (NJDOT bicycle-safe grate-per NJAC 5:21-7.4).
and assuming an allowable head 1". (2.8 cfs)
Capacity of Type B inlet with trench drain was referenced from Campbell Foundry Data utilizing a grate style #3405 (NJDOT bicycle-safe grate-per NJAC 5:21-7.4).
and assuming an allowable head 2". (3.3 cfs)

(Note *1- CB#6 serves as junction box structure and may receive some flow from PT-5.   CB#6 was designed to capture entire flow of PT-5 conservatively.)

October 31, 2023

Structure 
No. Soil Group

Total 
Runoff 
(cfs)

Inlet Flow Calculations

Subarea
Avg. Runoff 
Coefficient 

"C"

Design Yr. 
Storm Freq.

Calculations to determine the type of inlet required based on grate flow capacity

Area (acres) Inlet 
Type

Capacity 
Ratio

Capacity 
(*Note #4 
and 5) cfs

Comment



PIPE DESIGN CALCULATIONS

Proposed Building Expansion-Allendale Senior Rehabilitiation
85 Harreton Road
Block 601 Lot 7
Borough of Allendale, Bergen Co., NJ
Date:
File No:

Area From Inlet Inlet tc Pipe tc Longest tc

s.f. acres min. min. in/hr cfs ft in % cfs fps fps cfs

P 1 Prop. CB#1 STMH#1 PT-1 1.14 0.82 0.93 0.93 6.0 0.0 6 7.90 7.33 72 RCP 24 0.20% 10.1 3.2 2.3 7.33 1.38 24" elliptical-RCP CL. V

P 2 STMH#1 Ex. CB#1 - - - - - - - 7.33 30 RCP 24 0.20% 10.1 3.2 2.3 7.33 1.38 24" elliptical-RCP CL. V

P 3 Ex. CB#1 Ex. CB#2 PT-2 0.27 0.83 0.22 1.15 6.0 0.0 6 7.90 9.10 38 RCP 24 0.40% 14.3 4.6 2.9 9.10 1.58 CL.V.

P 4 Ex. CB#2 Ex. HDWL PT-3 0.40 0.77 0.31 1.46 6.0 0.0 6 7.90 11.52 51 RCP 24 0.55% 16.8 5.4 3.7 11.52 1.46 CL.V.

P 5 CB#4 CB#5 PT-4 0.22 0.87 0.19 0.19 6.0 0.0 6 7.90 1.50 70 RCP 15 0.20% 2.9 2.4 1.2 1.50 1.93
Includes RWC flow (3,775 s.f. roof 
area) in court yard.  Extends under 

prop. Building addition

P 6 CB#5 CB#6 PT-5 0.47 0.88 0.41 0.60 6.0 0.0 6 7.90 4.74 12 HDPE 15 1.00% 6.5 5.3 3.9 4.74 1.37

P 7 CB#6 STMH#1 PT-5 - - - - - - - - 4.74 116 Perf. HDPE 15 0.70% 5.4 4.4 3.9 4.74 1.14

P 8 STMH#1 CB#7 PT-5 - - - - - - - - 4.74 33 Perf. HDPE 15 0.70% 5.4 4.4 3.9 4.74 1.14

Existing 
Pipe to be 
replaced

9 CB#7 Ex. Inlet PT-5 and existing 
area - - - - - - - - 4.74 66 Perf. HDPE 18 1.24% 11.7 6.6 2.7 4.74 2.47

Replace existing pipe with 
perforated HDPE in stone bed, 

same size and slope
Existing 

Pipe to be 
replaced

10 Ex.Inlet Ex. Inlet PT-5 and existing 
area - - - - - - - - 4.74 44 Perf. HDPE 18 2.30% 16.0 9.0 2.7 4.74 3.37

Replace existing pipe with 
perforated HDPE in stone bed, 

same size and slope

Notes:
-Pipe capacity calculated utilizing Manning's Equation and assuming use of n=0.013. 

Existing/ 
Proposed Pipe No.

October 31, 2023

Partial 
Velocity

Parking Area

Building Addition Area

Comments
Pipe 

Material
C*A

Intensity 
(25 yr.)

Cum. Runoff 
in pipe Pipe Length

Incremental Area Time of Concentrations
Total Area 

(ac)

Full 
Velocity Req. Capacity Capacity 

RatioRunoff Coeff.

Storm Sewer Tabulation

Existing Pipe DesignRunoff Information

From Structure To Structure

Calculations to verify pipe size given required capacity, length, and slope (based on storm intensity of 25 years)

Subareas
Full CapacityPipe Dia. Slope

22-THGC-003
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Hardship Explanation / Driveway Variance Application for 345 Hillside 

Ave, Allendale 

Homeowners: Ken & Joyce Magro / Land Use Board Meeting 4/17/24 

Why are we applying for this variance to exceed the 35’ Width?  

Ultimately it is a safety issue 

• Topology and Safety Challenges: (see photos) 

• County Road 85 aka: Hillside Avenue is a busy “double yellow 

line” County Road 

• Our house is just beyond a blind curve near the intersection of 

Hillside Ave and Linda Drive 

• There are four vehicles in our household; 2 parked in garage and 

2 in the driveway (see photos) 

• To exit our driveway, we either need to turn around in the 

driveway or back out onto Hillside Ave a safety issue 

• With the 35’ width restriction it is difficult for any of the 4 cars to 

turn around to exit; it is also a challenge for the garaged cars to 

exit / enter the garage with the two other cars in the driveway 

near the garage (see photos) 

• Traffic Safety: On days when Northern Highlands is in session, at 

~2:45 pm, 14-16 busses exit the East Elbrook rear entrance, turn left 

and pass our house where it’s not uncommon for the them to back 

up from the Forest Road traffic light beyond our house.  It is virtually 

impossible to back out of driveway especially if we want to head 

north on Hillside Ave towards Ramsey.  This is made more dangerous 

when students or parents exit the school’s front entrance and turn 

north, passing our house in the opposite direction sometimes at high 

speed.  (Think of the classic arcade game Frogger!) 

• Limited sightlines backing out due to elevation and fence: (see 

photos)  The driveway has an approximate 4 foot elevation change 



rising towards the apron along with a PVC fence on both sides of the 

apron.  This also significantly impedes sightlines when backing out. 

(see photos)   

• Stopgap measures: 

• As a stopgap we added an area of crushed stone (see photos) 

with the expectation that when we replaced our driveway, part 

of the crushed stone area would be replaced with asphalt  

• The crushed stone is failing and visually seems out of place with 

other homes / landscapes in the area (weeds, aging railroad 

ties, mismatched stone) 

• In warm summer months the stones stick to car tires and end 

up scattered up and down the driveway 

• In winter months, using a snowblower or shovels on the 

crushed stone is a challenge and potentially dangerous 

• Other Factors: 

• First Responder: We have a first responder in the house who 

can be called in to work at any hour for emergencies; being able 

to exit the driveway quickly and safely is paramount 

• Mitigation: The home at 365 Hillside is closest to our proposed 

expansion.  They have just one set of windows on that side of 

the house and have a 3’ elevation advantage, a berm and 14 

Green Giant arborvitae (currently ~ 8-10’ tall) planted as a 

screen to most of our driveway area 

  



 

 

Backing out onto 

Hillside Ave is a 

safety hazard. 

 

We have 4 cars,  

two garaged and 

two in the 

driveway. It is a 

challenge for any 

of the cars to turn 

around to avoid 

having to back out 

onto County Road 

85 aka: Hillside Ave  

Also with 2 cars 

parked in the 

narrow driveway it 

is a challenge for 

the garaged cars to 

pull into or out of 

the garage. 



 

 

 

To mitigate the safety issues, as a temporary solution 

until it was time to replace the entire driveway, we added 

a gravel area. That area is deteriorating, is not visually 

appealing, is difficult for snow removal and in hot 

weather gravel sticks to car tires and scatter up and down 

the paved area. 

We are proposing removing the entire gravel area and 

paving only the area where the two cars are shown in this 

photo.  The rest of the gravel area (where the 

mismatched white gravel currently seen) will be replaced 

with turf grass and landscaping. (See the site survey) 

 

 



 

 

 

 

 

 

 

 

There is a change 

of grade at the top 

of the driveway to 

the bottom. 

 

 

If forced to back 

out onto Hillside 

Avenue the grade 

and the fence on 

both sides of the 

apron limit the 

field of view of 

oncoming traffic 

creating a safety 

hazard. 



 

 

 

 

 

 

 

 

   

These photos are taken from the side yard of 365 Hillside Ave, 

the property immediately north of our house at 345 Hillside.  

The photos are looking south into the driveway area where 

the expansion is proposed. 

As you can see there is ample screening including ~14 Green 

Giant aborvatae trees planted on top of a berm.  And the 

entire proprerty at 365 is elevated approxmately 3 feet above 

our property at 345.   

The end result is plenty of screening should there be concerns 

about the view. 



1

k_magz@hotmail.com

From: Do Not Reply <noreply@govpilot.com>
Sent: Monday, October 16, 2023 7:25 AM
To: amaccbros@yahoo.com; kmagro@outlook.com
Subject: Status: Driveway Zoning Permit

  
The linked image cannot be displayed.  The file may have been mov ed,  
renamed, or deleted. Verify that the link points to the correct file and  
location.

 
Borough of Allendale 
Driveway Zoning Permit 
  
Reference # DZ-2023-00019 
Application Date: 10/3/2023 10:08:00 AM 
  
Dear A. Macchione Brothers, Inc, 
  
Your Driveway Zoning Permit has been denied. 
  
No further action is required. 
  
This is an automated email notification, please do not reply. If you have any questions about your application 
please call us on (201) 818-4400 ext. 201 and quote the reference number stated above. 
  
Sincerely, 
  
Anthony Hackett 
Building Department 
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February 15th, 2024 
 
 
 
Tyler Yaccarino 
Councilman, Borough of Allendale 
Chairman, Facilities/Parks/Recreation 
tyleryaccarino@allendalenj.gov 
 
 
RE: Crestwood Lake, Allendale, NJ 07401 
 New Proposal: Architectural & Engineering Services 
 
Dear Mr. Yaccarino, 
 
 Thank you for the opportunity for Konstruct Engineering, PLLC (KONstruct) to submit a proposal 
to provide architectural and engineering services in relation to the proposed new concession stand 
located at Crestwood Lake, within Allendale, NJ. We are excited to be given this opportunity to continue 
with the project and be involved within our own community.  
 

With expertise in architecture, engineering, and consulting services, you can be sure that 
KONstruct will work diligently on your proposed project. KONstruct takes a holistic approach by 
integrating design, engineering, and finances into our deliverables and methodology. Feel free to visit 
our website www.konstructae.com to learn more. 

 
 

BACKGROUND & PROJECT UNDERSTANDING 
 
Previously Konstruct provided services for Phase I of this project to determine a basis-of-design 

and programing requirements. The following is a summary of the approved design upon which the final 
architectural and engineering drawings will be derived from. During discussions, minor modifications to 
the programing were made to include the following not captured within the below images: 

• Increase in footprint of concession stand via. reduction in footprint of the lifeguard 
room.  

• Full window glazing at the life guard wall facing the lakefront 

• Relocation of lifeguard access door to under the roof structure.  

• Location of propane tanks adjacent to mechanical/storage room.  

• Possible removal of exterior shower stall structure 

• Possible inclusion of overhang structure 
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CONCEPT RENDERING 

 

 
SCHEMATIC SITE PLAN 
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SCHEMATIC FLOOR PLAN 

 
 

SCOPE OF WORK 

 
PHASE II – DESIGN AND ENGINEERING, CONSTRUCTION DOCUMENTS  
 

ARCHITECTURAL SCOPE OF WORK: 
1. Administrative, construction notes & architectural specifications 
2. Revised exterior & interior renderings of final building design  
3. Selection of architectural finishes such as tile, paint, millwork, etc.  
4. Finalization of architectural floor plans and layouts 
5. Design cross sectional elevations 
6. Design exterior elevations 
7. Architectural sections and details 
8. Identification of all required special inspections 
9. COMcheck analysis for walls/floor/roof systems as required.  
10. Interior & exterior lighting design inclusive of fixture selection 
11. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 
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MECHANICAL ENGINEERING SCOPE OF WORK: 
1. Calculate the index and ventilation requirements 
2. Load calculations 
3. Design kitchen exhaust system 
4. Design bathroom exhaust system 
5. Design any required fresh-air-intake requirements.  
6. Design cooling systems as needed.   
7. Prescriptive energy compliance via Com-Check or similar means.  
8. Identification of all required special inspections 
9. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 

 
ELECTRICAL ENGINEERING SCOPE OF WORK: 

1. Load calculation and analysis 
2. Electrical infrastructure upgrades as needed (panels, feeders, conduits).  
3. Power design, schedules, riser diagrams, etc.  
4. Prescriptive energy compliance via Com-Check or similar means.  
5. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 

 
PLUMBING ENGINEERING SCOPE OF WORK: 

1. Design sanitary & ventilation plumbing system 
2. Design hot & cold plumbing systems 
3. Design storm water disposal system 
4. Design of fire protection system as needed 
5. Prescriptive energy compliance via Com-Check or similar means.  
6. Documentation of riser diagrams as needed 
7. Identification of all required special inspections 
8. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 

 
STRUCTURAL & FOUNDATION ENGINEERING SCOPE OF WORK: 

1. Gravity and lateral analysis inclusive of wind and seismic forces 
2. Design load bearing partition walls as needed 
3. Design reinforcement for load bearing partition walls as needed.  
4. Design lintels for proposed windows, doors and wall openings.  
5. Design floor & roof framing system 
6. Design foundation system in conjunction with above grade structural system 
7. Design footings & associated isolated foundation systems in association with structural 

system 
8. Identification of all required special inspections 
9. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 

 
CIVIL ENGINEERING SCOPE OF WORK: 

1. Grading plans 
2. Site plans 
3. Design of any required stormwater management systems or evaluation of reuse of 

existing pending existing information obtained.  
4. Identification of all required special inspections 
5. Drafting of plans, sections, details, notes, schedules for drawing set deliverable 
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PHASE III - CONTRACT ADMINISTRATION SERVICES 
1. Responding to Plan Examination comments and drawing revision for compliance. 
2. Ownership review of drawings & associated page turns/design explanations  
3. Coordination with ownership, and other cost estimation consultants, to help confirm systems 

and materials are properly reflected in the estimate. 
4. Respond to contractor questions, and official RFI answers 
5. Issue addenda and clarifications as required 
6. Shop drawing and submittal review 
7. Coordinate with awarded contractor on an as-needed basis 
8. Monthly construction meetings via. virtual or phone methods.  
9. Up to (5) in-person total meetings are included, inclusive of: 

o Review of drawings & associated page turns with design explanations 
o Project management meetings  
o construction site visits 

10. Review of special inspection reports (by others if required) for project compliance and approval. 
11. Punchlist documentation  

 

ESTIMATED PROJECT TIMELINE 
 

 Konstruct requires a 30-day MINIMUM design timeline to produce signed and sealed drawing 
sets. For a project of this scale, the signed and sealed drawing set will be utilized for bidding, permitting, 
and construction purposes.  
 

Sample Project Schedule 
 

Allendale Municipal Meeting 2/22/2024 

Estimated Contract Execution & Bid 
Advertising 

3/1/2024 

Signed & Sealed Permit/Bid/Construction 
Documents 

4/1/2024 

Start of Bidding Process 5/1/2024 

Award of Contract 6/1/2024 

Construction Start (estimated) 9/1/2024 

Construction Completion (estimated) 4/1/2025 

CofO 5/1/2025 

 
 
 

COMPENSATION 
  

Compensation to Konstruct Engineering, PLLC for the above services shall be on a fixed-fee basis 
of TWENTY-FOUR THOUSAND FIVE HUNDRED DOLLARS ($24,500.00), plus expenses as noted below.  
Billing shall be rendered either a milestone completion or monthly basis in conjunction with the level of 
work completed. 

 
 



   

KONstruct Engineering, PLLC  Proposal #: 24018 
O: (201) 977-5700  Borough of Allendale 
info@konstructae.com  Crestwood Lake, Allendale, NJ 

 

PROPOSED SERVICES 
(Milestone) 

Fixed-
Fee 

Amount 

PAYMENT  
SCHEDULE 

Retainer 
Design Development Set (progress set) 

100% Construction Set 

$ 5,000 
$ 6,000 
$ 6,000 

Invoiced at signing of proposal  
Invoiced at Progress Set deliverable.  

Due at submission of Signed/Sealed drawings  
Contract Administration (bidding) 

Contract Administration (construction) 
$ 1,500 
$ 6,000 

Invoiced at Bid award 
Invoiced Monthly 

Total Fixed-Fee $ 24,500   

     

Expenses Cost + 5% Due at Milestone Deliverable 

     

Payment is due within fourteen (14) days of date of invoice. If payment is not received within 
thirty (30) days of date of invoice, Konstruct Engineering, PLLC reserves the right to stop work. If 
payment is not received within thirty (30) days of date of invoice, Konstruct Engineering, PLLC reserves 
the right to charge the maximum state allotted interest on a monthly basis. This contract is not 
transferable without prior approval by KONstruct Engineering, PLLC. If transferred, all terms and 
conditions are subject to change.  
 

ASSUMPTIONS, CLARIFICATIONS & EXCLUSIONS 
 

1. Demolition drawings and scope of work to be provided by others. Owner to provide drawings to 
KONstruct once obtained.  

2. Relocation of the existing volleyball court is not included within the scope of services of this 
proposal. 

3. Kitchen and catering equipment shall be provided to Konstruct via. owner’s kitchen consultant. 
Konstruct will coordinate with concession vendor is anticipated during the design process.  

4. Owner to provide survey of property prior to start of Schematic Phase. Survey to include 
information, but not limited to: property boundaries, existing structure boundaries and 
dimensions, utility location, types, descriptions, etc. If a survey is not provided, KONstruct will 
locate the structure as best as possible but can not be responsible for any field deviations.  

5. Geotechnical services are to be contracted directly between the owner and geotechnical 
engineer. Geotechnical investigations, borings, test-pits or subsurface exploration is not 
included within the proposed scope of work. It is recommended that Owner provide 
geotechnical engineering report to KONstruct prior to schematic phase. In the event that the 
Owner authorizes KONstruct to begin prior to providing the report, it shall be understood that 
any design changes, caused by new information obtained, shall not be the responsibility of 
KONstruct. If the report is provided after the approval of Design Development drawings, and 
significant work is required, KONstruct reserves the right to request additional service fees. If no 
report is provided, KONstruct reserves the right to design the foundation as see fit and can not 
be responsible for any future settlement issues.   

6. All construction inspections inclusive of special inspections shall be completed by the building 
department or others. It is assumed that any required Third-Party Special Inspections required 
by the Building Code will be completed by an independent inspector provided by the owner.  

7. Pre-construction surveys, if required, shall be provided by either the contractor or owner.   
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8. Additional renderings can be offered at a rate of $500 per iteration. 
9. Specifications shall be issued on the drawings.  
10. Cabinetry design and documentation is excluded from the scope of work. We will show general 

layouts of kitchen design on plan. Final detailed design is assumed to be conducted by cabinet 
installer or owner’s consultant. If required, KONstruct can provide this as an additional service.   

11. Hydrant flow tests or similar tests to be provided by owner for KONstruct to obtain design 
pressure of water at street location. If hydrant flow tests are not provided, we will assume the 
incoming water supply can support the required demand pressure, all to be confirmed in the 
field at a future date during construction.   

12. Site safety plans, demolition plans, and asbestos reports are all excluded from the scope of work 
and the responsibility of the owner if required.  

13. Landscaping design is excluded from services and if required assumed to be by others.  
14. Post-occupancy evaluation and reporting is excluded from services.  
15. Any & all tenant related services and activities are excluded from services.  
16. Telecommunications and data design are excluded from services.  
17. Any and all building/system commissioning services are excluded from services.  
18. Furniture, furnishings, and equipment design are excluded from services. 
19. Multiple bid packages are excluded from services.  
20. Gaseous fire protection systems are not anticipated and excluded from services.  
21. Dimensionally coordinated mechanical/electrical/plumbing and/or shop drawings are the 

responsibility of the contractor.  
22. Lighting photometric calculations for normal and emergency lighting is not anticipated and 

excluded from services.  
23. Electrical utility application for new or upgraded service to property is excluded. It is anticipated 

at the existing power supply shall be reused.  
24. Lighting dimming control systems are not anticipated and excluded from services.  
25. AV/Security/Low voltage system design beyond feeder to main system panel is not anticipated 

and excluded from services.  
26. Sustainable Project Services including but not limited to LEED, WELL, etc. certifications are 

excluded from services.  
27. As-Built Record documentation is not included within the scope of work. It is assumed the 

contractor will provide electronic as-built documents for our review and approval. If this service 
is to be required, a separate proposal for services can be provided upon ownership request. 

28. Any required test-pits or investigative/exploratory removal services are to be provided by 
others.  

29. All approvals from utility companies to be conducted by owner. KONstruct will provide owner 
with requested information as needed.  

30. KONstruct shall not be responsible for contractor means and methods or job site safety. 
31. Vibration, Optical, and Crack monitoring of adjacent buildings are not included and shall be 

provided by the owner at the owner’s expense if required. 
32. All construction work or construction site supervision is excluded from KONstruct’s scope of 

work and responsibility.  
33. All expediting on behalf of plumbing contractors, electrical contractors and other related 

contractors are excluded from the scope of work.   
34. Any work stoppage caused by the contractor shall be the owners responsibility. The owner shall 

be responsible for rectifying any non-compliance to complying condition and receive approvals 
to restart work.  

35. After Hour Work Variance Permit and applications to be done by others.  
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36. Cost estimating services are not included. We will coordinate with an owner-appointed cost 
estimator to help make sure scope items are properly reflected in the cost estimate.  

37. Additional construction site visits beyond those quantified above are not included – KONstruct 
can perform additional visits as requested at a rate of $ 500.00 per man visit.  

38. The owner/contractor to notify KONstruct of any discrepancies in the plans, including field 
conditions, construction details, and or specifications prior to the commencement of any work.  

39. The building shall be sufficiently braced at all times during the course of construction to satisfy 
rain, snow, construction live loads, live loads, and seismic or wind loads.  

40. The contractor shall monitor all excavation and adhere to required safety and construction 
standards.  

41. This contract excludes any and all required site safety requirements, as they are provided by 
others.  

42. Any and all environmental engineering or filing are specifically excluded from the scope of work. 
43. E-designation removal (Phase I & Phase II) are excluded from the scope of work.  
44. It is assumed that the property is not within a flood plain. If so, KONstruct reserves the right to 

renegotiate fees.  
45. Relocation and/or removal of hydrant, utility poles, etc. are not included in the scope of work.  
46. Energy analysis shall be completed via COMcheck, or tabular methods. Energy modeling in 

alternative forms are excluded from the scope of work.  
47. Exterior wall systems beyond load bearing or non-load bearing window wall systems are not 

included in the scope of work. This project specifically excludes curtain wall or intricate façade 
designs.   

48. Pre-Engineered systems such as curtain walls, concrete pan steel riser stair designs, or 
prefabricated handrails will be designed by the contractor’s engineer based on performance 
requirements provided in the contract documents.  

49. Fast-track/early issue of foundation and framing plans, if needed, can be provided as an 
additional service.  

50. The entire project is to be documented in AutoCAD and/or Revit software at KONstruct’s sole 
direction. Drawings and deliverables will be in black & white, two-dimensional (2D) format.  

51. KONstruct is not responsible for filing documents with any municipal agencies. KONstruct will 
coordinate and complete forms as provided by client to help assist client in obtaining necessary 
completed forms required for filing.   

52. All municipal agencies, utility fees, building department, etc. and agency filings fees, permit fees, 
microfilm fees, etc. to be paid by owner.  

53. All Landmark or historic filings are specifically excluded from this proposal.  
54. All DOB, Fire Department, DEP, and or other government agencies Filing Fees are to be 

prepared/paid by others.  
55. Any Parks department filing is to be by others. 
56. All filing with Department of Transportation is excluded from the scope of work. 
57. Attendance at any municipality meeting including but not limited to planning board, etc. are 

assumed to be conducted by the client/owner and are excluded from the scope of work. If 
required, KONstruct can provide additional services to attend such meetings at a fixed-fee of 
$1,000 per meeting. 

58. Mailing, couriers, blueprinting, printing, duplication, and other administrative expenses to be 
invoiced separately at cost + 5% administration and handling fee.  

59. All deliverables assumed to be PDF electronic files. Any printing is excluded, but can be billed at 
cost + 5% administrative and handling fee.  

60. All work not included within the scope of work is specifically excluded.  
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61. Proposal pricing valid for 30 days from proposal date.  
62. Additional work for significant changes after approval of the Design Development drawings is 

not included, but can be provided as an additional service.  
63. This contract in no way represents a guarantee of success or approval of the application being 

filed or approved by the governing municipality. KONstruct will work diligently with the owner 
to obtain approval but can not be held responsibility for revisions or delays initiated or caused 
by the approving municipal agency.  

64. This contract in no way represents a schedule or time of how long it takes to prepare this 
application or when and if it may be approved by the authority having jurisdiction.  

65. This contract is not transferable without prior approval by KONstruct Engineering, PLLC. If 
transferred, all terms and conditions are subject to change.  

66. KONstruct reserves the right to subcontract any and all portions of this contract.  
67. KONstruct reserves the right to photograph construction for internal purposes including but not 

limited to marketing, business development, archiving, record keeping, etc. 
68. Assistance with construction lender documentation and filing is excluded within this proposal.  
69. Assistance with creating and completing AIA contracts not included within scope of work.  

 
 

 

AUTHORIZATION TO PROCEED AND CONTRACT EXECUTION 
 
Thank you for the opportunity to offer our services. If you concur with the above, please sign a copy 

of this letter and return it to our office. This letter will then constitute an agreement between BOROUGH 
OF ALLENDALE and KONSTRUCT ENGINEERING, PLLC. 
 
  
 
Respectfully, 
 
KONSTRUCT ENGINEERING, PLLC    BOROUGH OF ALLENDALE 
 
 
        ________________________________ 
        Accepted 
         
        ________________________________ 
        Title  
Steven Koniuk, P.E., R.A.  
Owner / Principal      ________________________________ 
        Date 
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HOURLY RATE SCHEDULE 
 

 
PERSONNEL 

 
BILLING RATE 

Owner / Principal $250.00 

Vice President $200.00 

Project Manager $125.00 - $150.00 

Project Engineer $100.00 - $125.00 

Administrative Staff $70.00 – $ 100.00 

  

Outside Consultant TBD 
 

 
 

January, 2024 
Revised 
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STANDARD FORM AGREEMENT 
REUSE OF DOCUMENTS 

All documents, including drawings and specifications pertaining to this Project are instruments of service. KONstruct Engineering, 
PLLC, known as KONstruct, shall retain an ownership and property interest in the documents whether the Project is completed. BOROUGH OF 
ALLENDALE, known as Client, may make and retain copies of the documents for reference in connection with the use and occupancy of the 
project. The documents are not intended or represented as suitable for extension of this or any other project. Any reuse, without written 
verification or adaption by KONstruct for the specific purpose intended, will be at Client’s own risk.    

Client shall indemnify and hold harmless KONstruct, its consultants and agents and employees of any of them, from and against 
claims, damages, losses, and expenses, including but not limited to attorneys’ fees, arising out of the unauthorized reuse of the documents. 
Client further agrees to compensate KONstruct for any time spent or expenses incurred by it in defense of any such claim, in accordance with 
KONstruct, prevailing fee schedule and expense reimbursement policy.  
 

CLIENT’S RESPONSIBILITY 
Client shall provide full information as to Client’s requirements for the Project: designate a person to act with authority on Client’s 

behalf on all aspects of the Project; examine and promptly respond to KONstruct submissions; give timely notice to KONstruct when Client 
observes or otherwise becomes aware of any defect in KONstruct’s work; notify KONstruct in writing, as to the nature and extent of any 
dissatisfaction leading to Client’s withholding of invoiced payments.  

If during the course of construction, the Client and/or Owner should elect to accept a substitution of equipment or material by the 
contractor as a means of construction cost reduction, and the said substitution necessitates a substantial review or re-design, KONstruct shall 
be remunerated at the hourly rates stated herein to perform the review or re-design.  
 

INSURANCE 
KONstruct maintains a Professional Liability Insurance (Errors and Omissions), with a minimum limit of $1,000,000 (ONE MILLION 

DOLLARS) for each claim and $1,000,000 (ONE MILLION DOLLARS) in the aggregate. KONstruct maintains Commercial General Liability 
Insurance, with a minimum limit of $1,000,000 (ONE MILLION DOLLARS) for each occurrence and $2,000,000 (TWO MILLION DOLLARS) in 
general aggregate. We will use the degree of care and skill ordinarily exercised under similar conditions by fellow members of the profession of 
Engineering. In any project, there will be minor inconsistencies, ambiguities, errors and omissions within the contract documents. We do not 
guarantee our work. These inconsistencies, if occurred will be rectified during construction stage, provided it was brought to our attention prior 
to implementation.  
 

RESPONSIBILITY FOR COST ESTIMATE 
During the course of the Project, if KONstruct is requested to review the Client’s Project budget or to prepare a Project Cost 

Estimate, it is understood that such estimates represent KONstruct’s best judgement as a design professional familiar with the construction 
industry. It is recognized that neither Client nor KONstruct has control over the cost of labor, materials or equipment; over the Contractor’s 
methods of determining bid prices; over competitive bidding; market or negotiation conditions; timely availability of labor, materials or 
equipment; or over the efficient utilization of labor and other resources.  
 

STANDARD OF CARE 
KONstruct provides no express or implied warranties or guarantees of any kind. KONstruct only agrees that it will perform the 

Services in accordance with the standard of care and diligence normally practiced by design firms performing services of a similar nature in the 
same locale. 
 

LIMITATION OF LIABILITY 
To the fullest extent permitted by law, and notwithstanding any other provision of this Agreement, the total liability, in the 

aggregate, of KONstruct and KONstruct’s officers, directors, partners, employees, agents and KONstruct’s consultants, and any of them to Client 
and anyone claiming by, through or under Client, for any and all claims, losses, costs or damages whatsoever arising out of, resulting from, or in 
any way related to the Project or the Agreement from any cause or causes, including but not limited to the negligence, professional errors or 
omissions, strict liability or breach of contract or warranty expressed or implied of KONstruct or KONstruct’s officers, directors, partners, 
employees, agents or KONstruct’s consultants or any of them, shall not exceed the total compensation received by KONstruct under this 
agreement. 
 

EXISTING CONDITIONS 
Inasmuch as the remodeling and/or rehabilitation of an existing building requires that certain assumptions be made concerning 

existing conditions, because some of these assumptions cannot be verified without expending great sums of additional money or destroying 
otherwise adequate or serviceable portions of the building, the Client and Owner agree that, except for negligence on the part of KONstruct, 
the Client and Owner will hold harmless, indemnify and defend KONstruct for and against any and all claims, damages, awards and costs of 
defense arising out of the professional services provided under this agreement. The Client and Owner further agree that KONstruct is not 
responsible for hidden latent defects. 
 

ASBESTOS ABATEMENT 
KONstruct’s responsibility does not include any detection, encapsulation, removal or disposal of asbestos or asbestos-contaminated 

material. KONstruct shall not be responsible for identifying potential asbestos hazards, nor shall KONstruct be held accountable if previously 
unidentified asbestos-containing materials shall be encountered during the installation and construction of the Project. Further, Client shall 
indemnify and hold KONstruct harmless against any and all claims, liens, liability, losses, damages, fines, judgments and penalties, including 
reasonable costs and settlements arising from the presence of asbestos-containing materials or from any allegation of the presence of 
asbestos-containing materials in the Project work area. 
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TERMINATION 
Client may terminate this agreement by issuing seven (7) calendar days written notice to KONstruct. The effective termination date 

will be seven (7) calendar days after official receipt of written notification. In the event of termination, KONstruct shall be compensated for all 
costs incurred and associated profit earned up to and including the termination date. KONstruct reserves the right to determine the amount of 
work required to bring the project to a reasonable halt. This work will include compilation, collation and permanent record storage of all work 
completed and in process at the time of notification. If requested by Client to restart the project, Client will be responsible for any additional 
charges associated with record retrieval, update, and re-orientation.  
 

ADDITIONAL CHARGES 
Client may request additional services beyond the original Scope of Work. Compensation for additional services shall be subject to 

our basic rate schedules or agreed upon fixed-fee. Upon request by Client for additional services, KONstruct shall prepare an estimate of the 
additional fee. Prior to commencing with the additional work, Client must issue written authorization to proceed by signing an “Authorization 
to Provide Additional Services” form. Payment for additional services shall be subject to all terms and conditions of the original agreement.  
 

SAFETY 
KONstruct shall not be responsible for site safety and shall have no right or obligation to direct or stop the work of Client’s 

contractors, agents, or employees.  
 

FORCE MAJEURE 
KONstruct shall not be responsible for any delays, damages, costs, expenses, liabilities or other problems that may arise as a result of 

a force majeure. A “force majeure” is defined as any event arising from causes beyond the reasonable control of KONstruct, including but not 
limited to fire, flood, unusual inclement weather, acts of God, civil strikes or labor disputes, riots, acts or failures of government.  
 

INDEMNITY 
Client shall, to the fullest extent permitted by law, indemnify, defend and hold harmless KONstruct from and against any and all 

claims, liabilities, losses, damages, costs or expenses, including, without limitation, reasonable attorney’s fees, awards, fines, damages or 
judgments arising out of or relating to, any or all of the following:  

(a) any inaccurate, insufficient or incomplete information provided to KONstruct by Client;  
(b) any events, problems or circumstances arising out of or related to Client’s negligence or breach of this Agreement;  
(c) any and all claims or liabilities resulting from Client’s (or Client’s contractors, agents, employees or representatives) violation of 

federal, state or local statutes, regulation ordinances; and  
(d) all claims and liabilities resulting from or related to site conditions or hazardous substances or constituents introduced at the site 

by any person or entity other than KONstruct.  
 

SEVERABILITY 
If any of the provisions contained in this agreement are held illegal, invalid or unenforceable, the enforceability of the remaining 

provisions shall not be impaired thereby. The Court shall instead reform or replace any void or unenforceable provision with a valid and 
enforceable provision that gives meaning to the intention of the provision or shall strike the provision from the agreement.  
 

SURVIVAL 
All obligations arising prior to the termination of this Agreement and all provisions of this Agreement allocating responsibility or 

liability between the Client and KONstruct shall survive the completion of the services and the termination of this Agreement.  
 

CONDOMINIUM PROJECTS  
Apartment to Condominium Conversion: The Owner warrants that this Agreement relates to the development of an apartment 

project and that the Owner plans to retain ownership thereof for investment purposes, and Engineer has relied upon that warranty in 
establishing its compensation for the services it will provide and the risks it will assume in connection with this project. While conversion of this 
project to condominium, cooperative, or similar ownership is not foreseeable, if it did occur, it would unreasonably increase the risks imposed 
upon the Engineer, without any corresponding increase in the compensation paid to Engineer. In recognition and consideration of those facts, 
Owner agrees that in the event any such conversion does occur in the future, Owner shall indemnify, defend, and hold the Engineer harmless 
from any claim or liability, including reasonable attorneys' fees, for any type of claim for liability asserted against the Engineer by any person or 
entity who would not have existed or otherwise had standing as a claimant had there been no conversion, including but not limited to 
individual unit owners, a homeowner's association, cooperative board, or similar entity.  

Condo Indemnity: The Owner acknowledges the risks to the Engineer inherent in condominium projects and the disparity between 
the Engineer’s potential liability for problems or alleged problems with such condominium projects. Therefore, the Owner agrees, to the fullest 
extent permitted by law, to indemnify and hold harmless the Engineer, its officers, directors, employees, consultants and Subconsultants 
(collectively Engineer) against all damages, liabilities or costs, including reasonable attorneys’ fees and defense costs, arising out of or in any 
way connected with the services performed under this Agreement, except for damages, liabilities or costs arising from the Engineer’s sole 
negligence or willful misconduct.  

Maintenance: The Owner agrees that the bylaws of the Condominium Association established for the Project will require that the 
Association perform, as recommended in the Maintenance Manual, all necessary routine maintenance, maintenance inspections, and repairs 
and maintenance called for as a result of these maintenance inspections. The bylaws shall also contain an appropriate waiver and indemnity in 
favor of the Owner, the Engineer and its consultants and Subconsultants and the Contractor if the maintenance recommendations in the 
Maintenance Manual are not performed. Maintenance Manuals may not be all inclusive.  

Statute Of Limitations: The bylaws shall further provide that any claims by the Condominium Association against the Owner, the 
Engineer and its consultants and Subconsultants must be commenced within one year of the date that the Project was turned over to the 
Condominium Association. 
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k_magz@hotmail.com

From: Do Not Reply <noreply@govpilot.com>
Sent: Monday, October 16, 2023 7:25 AM
To: amaccbros@yahoo.com; kmagro@outlook.com
Subject: Status: Driveway Zoning Permit

  
The linked image cannot be displayed.  The file may have been mov ed,  
renamed, or deleted. Verify that the link points to the correct file and  
location.

 
Borough of Allendale 
Driveway Zoning Permit 
  
Reference # DZ-2023-00019 
Application Date: 10/3/2023 10:08:00 AM 
  
Dear A. Macchione Brothers, Inc, 
  
Your Driveway Zoning Permit has been denied. 
  
No further action is required. 
  
This is an automated email notification, please do not reply. If you have any questions about your application 
please call us on (201) 818-4400 ext. 201 and quote the reference number stated above. 
  
Sincerely, 
  
Anthony Hackett 
Building Department 
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Hardship Explanation / Driveway Variance Application for 345 Hillside 

Ave, Allendale 

Homeowners: Ken & Joyce Magro / Land Use Board Meeting 4/17/24 

Why are we applying for this variance to exceed the 35’ Width?  

Ultimately it is a safety issue 

• Topology and Safety Challenges: (see photos) 

• County Road 85 aka: Hillside Avenue is a busy “double yellow 

line” County Road 

• Our house is just beyond a blind curve near the intersection of 

Hillside Ave and Linda Drive 

• There are four vehicles in our household; 2 parked in garage and 

2 in the driveway (see photos) 

• To exit our driveway, we either need to turn around in the 

driveway or back out onto Hillside Ave a safety issue 

• With the 35’ width restriction it is difficult for any of the 4 cars to 

turn around to exit; it is also a challenge for the garaged cars to 

exit / enter the garage with the two other cars in the driveway 

near the garage (see photos) 

• Traffic Safety: On days when Northern Highlands is in session, at 

~2:45 pm, 14-16 busses exit the East Elbrook rear entrance, turn left 

and pass our house where it’s not uncommon for the them to back 

up from the Forest Road traffic light beyond our house.  It is virtually 

impossible to back out of driveway especially if we want to head 

north on Hillside Ave towards Ramsey.  This is made more dangerous 

when students or parents exit the school’s front entrance and turn 

north, passing our house in the opposite direction sometimes at high 

speed.  (Think of the classic arcade game Frogger!) 
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• Limited sightlines backing out due to elevation and fence: (see 

photos)  The driveway has an approximate 4 foot elevation change 

rising towards the apron along with a PVC fence on both sides of the 

apron.  This also significantly impedes sightlines when backing out. 

(see photos)   

• Stopgap measures: 

• As a stopgap we added an area of crushed stone (see photos) 

with the expectation that when we replaced our driveway, part 

of the crushed stone area would be replaced with asphalt  

• The crushed stone is failing and visually seems out of place with 

other homes / landscapes in the area (weeds, aging railroad 

ties, mismatched stone) 

• In warm summer months the stones stick to car tires and end 

up scattered up and down the driveway 

• In winter months, using a snowblower or shovels on the 

crushed stone is a challenge and potentially dangerous 

• Other Factors: 

• First Responder: We have a first responder in the house who is 

called in to work at any hour for emergencies; being able to exit 

the driveway quickly and safely is critical 

• Mitigation to Limit Exposure To Neighbor: The home at 365 

Hillside is closest to our proposed expansion.  They have just 

one set of windows on that side of the house and have a 3’ 

elevation advantage, a berm and 14 Green Giant arborvitae 

(currently ~ 8-10’ tall) planted as a screen to most of our 

driveway area  (Photos below) 
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Backing out onto 

Hillside Ave is a safety 

hazard. 

 

We have 4 cars,  two 

garaged and two in 

the driveway. It is a 

challenge for any of 

the cars to turn 

around to avoid having 

to back out onto 

County Road 85 aka: 

Hillside Ave  

Also with 2 cars 

parked in the narrow 

driveway it is a 

challenge for the 

garaged cars to pull 

into or out of the 

garage. 
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To mitigate the safety issues, as a temporary solution 

until it was time to replace the entire driveway, we added 

a gravel area. That area is deteriorating, is not visually 

appealing, is difficult for snow removal and in hot 

weather gravel sticks to car tires and scatter up and down 

the paved area. 

We are proposing removing the entire gravel area and 

paving only the area where the two cars are shown in this 

photo.  The rest of the gravel area (where the 

mismatched white gravel currently seen) will be replaced 

with turf grass and landscaping. (See the site survey) 

 

 



5 
 

 

 

 

 

 

There is a change 

of grade at the top 

of the driveway to 

the bottom. 

 

 

If forced to back 

out onto Hillside 

Avenue the grade 

and the fence on 

both sides of the 

apron limit the 

field of view of 

oncoming traffic 

creating a safety 

hazard. 

 

[Grab your reader’s attention with a great quote from the 

document or use this space to emphasize a key point. To place 

this text box anywhere on the page, just drag it.] 
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How did our neighbors mitigate risk? 

 

365 Hillside:  Added circular drive to easily turn around 

330 Hillside:  Added circular drive to easily turn around 

340 Hillside:  Width exceeds 35’ to more easily turn around 

370 Hillside:  Added large area to allow cars to more easily turn around  

345 Hillside:  Proposing expanded paved area for cars to turn around  
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Screeing for Neighbor: 

These photos are taken from the side yard of 365 Hillside Ave, 

the property immediately north of our house at 345 Hillside.  

The photos are looking south into the driveway area where 

the expansion is proposed. 

As you can see there is ample screening including ~14 Green 

Giant aborvatae trees planted on top of a berm.  And the 

entire proprerty at 365 is elevated approxmately 3 feet above 

our property at 345.   

The end result is plenty of screening should there be concerns 

about the view. 
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111 Howard Boulevard, Suite 110 
Mt. Arlington, NJ 07856 

862-284-1100

Memorandum 
To: Borough of Allendale Land Use Board 

L. Garofalo, Board Secretary / L. Calli, Board Attorney

Cc: T. Jefferis, Applicant’s Engineer & Planner / M. Rubin, Applicant’s Attorney 

From: Michael Vreeland, Board Engineer 

Date: April 15, 2024 

Re: Application 2024-04 – Allendale Rehabilitation & Healthcare 
Preliminary and Final Site Plan with Variance 
Proposed Facility Expansion 
85 Harreton Road 
Block 601, Lot 7 
ALN-1001.073 

We are in receipt of the following information pertaining to the above-referenced application: 
A. February 8, 2024 Law Office of Michael S. Rubin, LLC, correspondence (Michael S. Rubin)

transmitting the application;
B. Application and Checklists;
C. Addendum To Application;
D. Plan set consisting of 2 sheets entitled, “Boundary & Topographic Survey, Block 601, Lot

7, 85 Harreton Road, Borough of Allendale, Bergen County, State of New Jersey”. The
plans prepared by Control Point Associates, Inc. (Donald P. Sweeney, PLS) are dated with
a latest revision date of January 25, 2023;

E. Plan set consisting of 18 sheets entitled, “Site Improvements Plans, Proposed Building
Addition and Parking Modifications, Allendale Rehabilitation and Healthcare Center, And,
Allendale Senior Living, Block 601 – Lot 7, 85 Harreton Road, Borough of Allendale, Bergen
County, New Jersey”. The plans prepared by Jefferis Engineering Associates, LLC (Teal S.
Jefferis, PE) are dated with a latest revision date of October 31, 2023;

F. Architectural plan set consisting of 2 sheets entitled, “Proposed New Addition At:
Allendale Rehabilitation, And Healthcare Center, 85 Harreton Road, Allendale, NJ 07401”.
The plans prepared by Brommer Architects (Ryan McDermott, RA) are dated February 14,
2023;
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

G. Report entitled, “Stormwater Runoff &, Management Calculations, site location: 
Proposed Building Addition & Minor Site Improvements, Allendale Rehabilitation and 
Healthcare, &, Allendale Senior Living, 85 Harreton road, Block 601 Lot 7, Borough of 
Allendale, Bergen County, NJ”. The report prepared by Jefferis Engineering Associates, 
LLC (Teal S. Jefferis, PE) is dated October 2023; and 

H. Letter Report regarding Traffic & Parking Analysis Allendale Rehabilitation & Healthcare 
& Senior Living Center. The letter report prepared by McDonough & Rea Associates, Inc. 
(John H. Rea, PE & Scott T. Kennel) is dated January 16, 2024. 

We have reviewed the information along with the Borough Code (Code), visited the site and offer 
the following comments: 

1. INTRODUCTION 

The subject ±11.04 acre property is commonly known as 85 Harreton Road. The property is 
developed with a nursing and assisted living facility along with related improvements. An existing 
driveway to N.J.S.H. Route 17 provides primary access. An existing gated driveway at the Harreton 
Road cul-de-sac provides secondary access. The Allendale Brook crosses the property. The 
property is located within the Borough’s AAA Residence Zone District. 

The application and plans propose building additions and renovations as well as parking 
modifications (including 8,541 sf one-story addition). The application addendum and plans note: 

• The addition will increase the long term care bed count from 120 to 142 
• Remodeling will reduce the comprehensive care bed count from 163 to 126 
• The bed count within the memory care unit will be 48 
• Total bed count will reduce from 331 to 316 
• Parking modifications will maintain the existing number of spaces at 170 

The addendum identifies the existing facility as a nonconforming use and seeks relief pursuant to 
the MLUL under N.J.S.A. 40-55D-70.d.(2) (expansion of a nonconforming use). The addendum also 
notes relief is sought for conflicts with other zoning requirements and design standard pursuant 
to the §40-55D-70.d.(4) (increase in the permitted floor area ratio) and §40-55D-70.c.. Although 
not noted in the addendum, we believe some of the design standard relief may be considered 
under N.J.S.A. 40-55D-51.b (exceptions). 

2. TECHNICAL COMPLETENESS 

We have reviewed the Application for technical completeness in accordance with the Schedule A 
Checklists. We believe the application has addressed each of the applicable technical checklist 
items and is requesting the following waivers: 

2.1. Item 6: NJDEP LOI 
Comment: The request notes proposed improvement will occur within existing 
developed and disturbed areas. 
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

We have no engineering objection to the waiver request for completeness. However, 
given the proximity to mapped regulated areas, we believe information from the 
NJDEP and/or a qualified environmental expert should be provided before any site 
disturbance occurs. 

2.2. Item 15: Topography 
Comment: The request notes information is provided within 50 ft of the property 
rather than 200 ft. 

Based on the nature and scope of the proposal we have no engineering objection to the 
waiver request for completeness. 

2.3. Item 28: Utility Layouts 
Comment: The request notes a partial waiver for profiles and indicates additional 
information can be provided upon approval if deemed necessary. 

Based on the nature and scope of the proposal we have no engineering objection to the 
waiver request for completeness. 

2.4. Items 42 & 43: Proof of Application Submission to the County Planning Board & County 
Soil Conservation District 
Comment: The request notes the application will be filed if Board approval is 
obtained. 

Based on the nature and scope of the proposal we have no engineering objection to the 
waiver request for completeness. 

2.5. Item 44: Environmental Impact Statement 
Comment: The request notes proposed improvement will occur in existing developed 
and disturbed areas. 

Based on the nature and scope of the proposal we have no engineering objection to 
a waiver request for a full EIS. However, as stated above, we believe information from 
the NJDEP and/or a qualified environmental expert should be provided before any site 
disturbance occurs. 

We defer to the Land Use Administrator and the Board Attorney regarding administrative and 
legal completeness matters. 

3. ZONING 

We have reviewed this application in accordance with the requirements of the Code. Based 
on this review we note the following: 

3.1. Non-Conforming Conditions 

3.1.1. §270-40 – Off-Street Parking Requirements 
Comment: Sheet 5 of the plan set includes a parking analysis that indicates: 

• 243 stalls are currently required 
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

• 220 stalls will be required after building renovations 
• 231 stalls will be required after building expansion 

The plans and application note a variance was granted in 1978 to allow 100 
stalls where 116 were required. Testimony should clarify facility occupancy 
and staffing quantities associated with the variance. The plans and application 
indicate 170 existing parking spaces currently service the facility. Testimony 
should clarify where and when the additional parking spaces were 
constructed. 

The application proposes to maintain the existing number of spaces at 170. 

3.1.2. §270-43 – Minimum Parking Space 
Comment: The plans indicate various parking stall sizes (9’x17.75’, 9‘x18’ & 
9’x20’) that are less than the required 10’x20’ space. 

3.1.3. §270-49 – Permitted Uses 
Comment: The existing use is not listed as a permitted use in the zone. The 
application proposes to expand the existing non-conforming use. 

3.1.4. §270-51(A) – Height 
Comment: The existing building height of 36.8 ft exceeds the 35 ft maximum 
allowable height. The proposed improvements do not appear to alter this 
condition. 

3.1.5. §270-62 – Maximum Lot Coverage 
Comment: The existing lot coverage of 51.2% exceeds the 27.5% maximum 
allowable lot coverage. The proposed improvements increase lot coverage to 
52.0%. 

3.1.6. §270-63 – Floor Area Ratio (FAR) 
Comment: The existing 32.1% FAR exceeds the 19% maximum allowable FAR. 
The proposed improvements increase FAR to 33.8%. 

3.2. Discussion: 

Since this proposal does not meet the requirement noted above, the Applicant 
must seek relief from the Board pursuant to the MLUL under N.J.S.A. 40-55D-70.d. 
and 40-55D-70.c. 

The Applicant has requested “D” and “C” variances in conjunction with this 
proposal.  
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

“D” or “Use” Variance 
When considering a “d” variance, relief cannot be grant unless sufficient “special 
reasons” are shown and there is no substantial impairment of the intent and 
purpose of the zone scheme and zoning ordinance. 

The burden of proof is upon the Applicant to establish the above criteria. It is the 
Board’s responsibility, acting in a quasi-judicial manner, to weigh all the evidence 
presented before it by both the Applicant and all objectors, and reach a decision 
based upon findings of fact and conclusions of law and is not arbitrary, 
unreasonable or capricious. 

There is no precise formula as to what constitutes special reasons unless the use 
is determined to be inherently beneficial. Each case must be heard on its own 
circumstances. Generally, there are sufficient special reasons under two broad 
circumstances: (1) where refusal to allow the use would impose an undue 
hardship and (2) when the project carries out a purpose of zoning as set forth in 
N.J.S.A. 40:55D-2. 

A variance should only be granted if the Board, based on the evidence presented 
before it, feels that the public interest, as distinguished from the purely private 
interests of the Applicant, would be best served by permitting the proposed use.  
In these instances, the Board must also find that the granting of the variance will 
not create an undue burden on the owners of the surrounding properties. 

Furthermore, in most “d” variance cases, the Applicant must satisfy an enhanced 
quality of proof and support it by clear and specific findings by the Board that the 
variance sought is not inconsistent with the intent and purpose of the Master Plan 
and Zoning Ordinance. 

“C(1)” or “Hardship” Variances 
In judging an application by the C(1) criteria, the core question presented to the 
Board is whether there has been a showing of (1) peculiar and exceptional 
practical difficulties to, or (2) exceptional and undue hardship upon, the Applicant 
arising out of (a) the exceptional narrowness, shallowness or shape of the subject 
property, or (b) by reason of exceptional topographic conditions or physical 
features uniquely affecting the subject property, or (c) by reason of an 
extraordinary and exceptional situation uniquely affecting the subject property or 
the structures lawfully existing thereon. In all cases the alleged hardship must 
relate to a specific piece of property. 

“C(2)” or “Benefits v. Detriments” Variances 
In judging an application by the C(2) criteria, the core questions presented to the 
Board is whether the grant of a variance would promote or advance the purposes 
of the MLUL and the benefits of such deviation outweigh any detriment. 
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

As in all variance cases, the Applicant bears the burden of proving both the positive 
and negative criteria. Relief cannot be granted unless it can be granted without 
substantial detriment to the public good and unless it will not substantially impair the 
intent and purpose of the zone plan and zoning ordinance. 

We specifically note that it is the Applicant’s burden to show the special reasons and 
satisfy the negative criteria. As such, the Applicant will need to present additional 
information concerning the issues as well as the positive and negative elements 
pertaining to the subject proposal. 

4. DESIGN STANDARDS 

We have reviewed this application in accordance with the requirements of the Code. Based 
on this review we note the following: 

4.1. Non-Conforming Conditions: 

4.1.1. §147-26 – Access 
Comment: The existing N.J.S.H. Route 17 driveway narrows to 20 ft, where 24 
ft is required. The width of the existing gated Harreton Road emergency access 
driveway should be illustrated on the plan. 

4.1.2. §147-28(A) – Circulation (Driveway Width) 
Comment: Aisle width varies from 21.1 ft to 24.5 ft, where 25 ft is required for 
90 degree parking. 

4.1.3. §147-32 – Site Lighting 
Comment: Testimony should explain the objective of the lighting scheme, 
document lighting adequacy (for both the proposed improvements as well as 
existing lighting to remain) and clarify lighting hours. We believe exceptions 
may be required for illuminance levels. Based on the nature of the exceptions, 
it may be advisable to require an as-built field inspection and adjustment 
provision. 

4.2. Discussion: 

We believe these aspects should be address as exceptions pursuant to the MLUL 
under N.J.S.A. 40-55D-51.b. When considering exceptions it is the Applicant’s 
burden to demonstrate that the “literal enforcement of one or more provisions of 
the ordinance is impractical or will exact undue hardship because of peculiar 
conditions pertaining to the land in question”. 
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

5. TECHNICAL REVIEW COMMENTS 

5.1. Testimony should address use of proposed addition and confirm the use is similar in nature 
to the existing non-conforming use. 

5.2. Testimony should address internal building circulation and confirm parking has been 
adequately distributed throughout the site. 

5.3. We have concerns relating to parking and circulation throughout the site. Testimony 
should address adequacy of parking, one way traffic with 90 degree parking, drive and 
parking aisle width, anticipated type/size of vehicles accessing the site as well as 
loading/unloading operations. 

5.4. Testimony should address suitability of buffering to adjacent residential areas and confirm 
the facility will be effectively screened. 

5.5. Testimony should address site and parking signage. 

5.6. Testimony should address ADA parking and confirm compliance with accessible parking 
requirements throughout the site.  

5.7. The project should address applicability of the State’s Electric Vehicle Law. 

5.8. Testimony should address handling and collection of refuse and recyclables. 

5.9. A solid waste and recyclable enclosure is proposed in the northwest corner of the site. 
Testimony should address the enclosure’s material and color. In addition, we recommend 
self-closing gates be utilized to avoid impeding circulation or damaging a vehicle.  

5.10. We defer to the Fire Official regarding fire lanes and connections. 

5.11. The project is not a ‘Major Development’ pursuant to the current Stormwater Rules. 
However, the project is subject to Soil Movement (§225) and Plot Plan (§196) 
requirements of the Code. The project proposes to increase impervious coverage and a 
stormwater management system (designed to reduce runoff and sized for tributary 
areas) will be required. 

5.12. Roof runoff from the downspouts should not be directed towards adjacent developed 
properties. 

5.13. Testimony should address existing and proposed utilities. Water and sewer applications 
will be required. 

5.14. Water system modifications, water service and easements will need to be coordinated 
with Veolia. 

5.15. The existing sewer main and connection needs to be TV inspected to determine its 
condition and repaired, as necessary. 

5.16. During our visit we observed existing storage units and other material stored outdoors. 
Testimony should address these items. 
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2024-04 – Allendale Rehab & Healthcare Center 
85 Harreton Road 

Block 601 Lot7 
April 15, 2024 
ALN-1001.073 

5.17. Testimony should address colors, finishes and materials as well as exterior mechanical 
equipment for the proposed and existing buildings.  

5.18. Testimony should address soil removal, redistribution and earthwork. The Applicant and 
Owner(s) shall ensure that imported soils meet all applicable NJDEP Residential 
Standards. 

5.19. Existing noncompliant storm inlets will need to be retrofitted in accordance with the 
Stormwater Rules. A note should be included on the plans.  

5.20. An “As-Built Plan” will be required upon completion of construction and prior to 
requesting a certificate of occupancy. 

5.21. Should the Board approve the application, we recommend a preconstruction meeting be 
required. 

6. OTHER AGENCY APPROVALS 

It is the Applicant’s responsibility to determine what, if any, approvals are required from outside 
agencies and/or internal municipal agencies and departments. We believe the following other 
agency approvals may be required: 

6.1. NJDOT 

6.2. Bergen County Planning Board 

6.3. Bergen County Soil Conservation District 

6.4. Veolia 

Please contact me should you have any questions. 
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