
LAND USE BOARD 
BOROUGH OF ALLENDALE 

Municipal Building 
500 West Crescent Ave. 

Allendale, NJ   
     
The Regular 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 June 15, 2022 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  
             April 18, 2022 and May 18, 2022 Land Use Board Regular Meetings  
 
IV.  RESOLUTIONS:     

 Application File No:  LUB 2022-11 
 Resolution No.:  22-19 
 Applicant:   James & Dana Boyle   
 Address:      415 Canterbury Drive, Allendale, NJ  07401  
 Block:          410    Lot:  3            
 Proposed:    Family room addition and second floor bed and bath addition.  

  
V.  PUBLIC HEARINGS:  

 
  Application File No:  LUB 2022-10 
  Applicant:   Shoeb Raziuddin & Shaziya Shaikh      
  Address:     109 E. Orchard Street, Allendale, NJ  07401    
  Block:        1901      Lot:  10    
  Proposed:   New single family dwelling with walk out basement, driveway,  
  walkway, rear patio and in ground swimming pool with patio surround.  Pursuant  
  to 270-64 B(2) and 270-54A 

 (carried from the meeting of April 18, 2022)  
  (carried to the meeting of June 15, 2022)     APPLICATION WITHDRAWN 
  
 

 Application File No:  LUB 2022-13 
 Applicant:  TRTD Donuts Allendale, LLC        
      Address:     9 DeMercurio Drive 
   Block:        1806       Lot:  2 
 Proposed:   Add drive-thru window and exterior improvements to Dunkin Donuts      
  



 
     
      Application File No:  LUB 2022-12                                 
      Applicant:   Allendale Nursing Home                       
      Address:      85 Harreton Road, Allendale, NJ  07401        
      Block:          601     Lot:  7          
      Proposed:    Courtesy/Conceptual Review – expansion of existing non-                  

 conforming use with variances for FAR and lot coverage.    
      (carried from the meeting of May 18, 2022)   
 
    

VI.      OPEN TO THE PUBLIC FOR COMMENT 
 

 
VII.      OTHER 

 
 

VIII.      ADJOURNMENT 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

**AGENDA & AGENDA MATERIALS SUBJECT TO CHANGE** 
 
 
 
 
 

Borough Website  
Bulletin Board  
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Project Narrative 
Conceptual Site Plan Application  

 
Project Data: 
 
Site:   Proposed Building Addition & Minor Site Improvements 

Allendale Nursing Home, Inc. 
85 Harreton Road (a.k.a. 85 State Hwy 17 South) 
Block 601, Lot 7 

   Borough of Allendale, Bergen Co., NJ 
 
Application Type: Use Variance Minor Site Plan Application (with bulk variance) 
 
Zoning District:  AAA One Family Residential District 
 
Date:   April 2022 
 
Project Narrative:           
The subject site is located at 85 Harreton Road, is identified as Block 601 Lot 7, and is approximately 11.04 acres in size.    The lot 
is located at the eastern and terminal end of Harreton Road and bordered to the north, west, and south by residential properties.   
The lot is bordered to the east by commercial uses that extend along Route 17 and to the southeast by an existing conservation 
area. 
 
Access to the property is provided through a controlled access driveway extending from the end of Harreton Road (on the west 
side of the property) and a driveway that extends through an existing access easement from Route. 17 (on the east side of the 
property). 
 
Allendale Brook extends across the northern portion of the lot and then southerly along the eastern side of the lot.  Existing 
lightly wooded areas exist along the brook and the northern and eastern boundaries of the lot. 
 
The lot is currently improved with a 126,408 +/- s.f., 1 story building that is utilized as a nursing home and assisted living facility.  
The existing facility was constructed initially circa 1967, with additions constructed in 1976 and 1988, which collective compose 
the existing facility present at the site.  Existing site improvements include asphalt parking areas, driveways to Harreton Road and 
Rt. 17, paved drop-off areas, sidewalks, public utility services, lighting, landscaping, and perimeter fencing. 
 
The property is located in the AAA One Family Residential Zoning District, which does not specifically permit the existing 
nursing home & assisted living facility use.   Therefore, the existing facility is considered to be an existing non-conforming use.  
 
Proposed Improvements: 
The Applicant seeks to construct a building addition of approximately 8,666 s.f in area that will contain twenty-two (22) single 
occupancy rooms in the skilled nursing units section.  This addition will allow the conversion of 22 existing double occupancy 
rooms to 22 single occupancy rooms, thereby creating 44 single occupancy rooms.   With this conversion, the overall quantity of 
patient beds at the facility, 336 beds, will not change and will remain the same.  The addition will simply enable the conversion of 
existing double-occupancy rooms to single-occupancy rooms without reducing the overall number of beds in the facility. 
 
The building addition will be located along the southern portion of the site and situated in the area of existing asphalt paved 
parking and trash storage enclosure.  With the displacement of parking at this location, minor site modifications are proposed to 
maintain existing parking quantity and improve pedestrian access, including the following: 
 

• Reconfigure existing parking in the area of the proposed addition and add concrete sidewalk; 
• Relocate the trash enclosure to the parking area in the northwestern portion of the site and closer to the existing loading 

area;  
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• Reconfigure the existing parking lot in the northwestern corner of the site to accommodate the trash enclosure and 
increase the quantity of parking stalls; 

• Add concrete sidewalk at employee entrance at the existing parking area along the northern wall of the building; 
• Add ADA accessible curb ramp and sidewalk along the eastern side of the building at the Assisted Living entrance and 

restripe the parking stalls.  
  
All existing utility services will remain.    
 
No improvements in flood hazard area or beyond the perimeter extent of existing site features are proposed.  
 
 
Summary of Variances and Waivers Evaluation 
 
Use or “D” Variance 

• Use (Section 270-49): The existing nursing home and assisted living use is not permitted in the AAA-One Family 
Residential District.    While no change in use or expansion of the quantity of beds in the facility is proposed, a use 
variance for the physical expansion of an existing non-conforming use will be required. 

• Floor Area Ratio (Section 270-51): A maximum FAR of 19%, as determined by Section 270-63 for lots greater than 
40,000 s.f., is permitted, whereas the existing FAR is calculated to be 26.3% and the proposed FAR will be 28.1%. 

 
Bulk or “C” Variances 

• Maximum Lot Coverage (Section 270-51): A maximum lot coverage of 27.5%, as determined by Section 270-62 for 
lots greater than 40,000 s.f., is permitted, whereas the existing lot coverage is calculated to be 51.2% and the proposed 
lot coverage will be 52.2%. 

• Parking Quantity (Section 270-40): Based upon zoning requirements, a total of 199 stalls are required, whereas 162 
stalls exist and 162 stalls are proposed. 

• Driveway Width (Section 270-42.D):   A maximum driveway width of 15’ is permitted, whereas existing driveway widths 
of 12’ and 24’ will remain and are proposed. 

• Parking Stall Size (Section 270-42.D):  Parkin stall size of 10’ x 20’ is required, whereas existing stalls are 9’ x 18’ and 
under proposed conditions, existing 9’x18’ stalls will remain  and 10’x20’ stalls are proposed.   A variance for existing 
stalls to remain is required. 
 

Any other variances and/or waivers determined to be required during the review of this application will also be requested and 
sought. 
 
Attachment: 

• Tax Map 
• Aerial photograph 
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ZONING ANALYSIS (SECTION 270-49):

AutoCAD SHX Text
SITE DATA: SITE ADDRESS: ALLENDALE SENIOR LIVING ALLENDALE SENIOR LIVING     85 STATE HIGHWAY 17 SOUTH 85 STATE HIGHWAY 17 SOUTH     ALLENDALE, BERGEN CO., NJ  ALLENDALE, BERGEN CO., NJ  TAX MAP DATA: BLOCK 601, LOT 7 BLOCK 601, LOT 7 ZONE: AAA (ONE FAMILY RESIDENTIAL DISTRICT) TRACT AREA: 11.041 Ac.± 

AutoCAD SHX Text
PERMITTED SINGLE FAMILY RESIDENCES, HOME OCCUPATION, PUBLIC BUILDINGS, SCHOOLS, CHURCHES AND QUASI-PUBLIC BLDGS., RAISING AND GROWING FOR SALE OF PLANTS, OTHER USES

AutoCAD SHX Text
ITEM MAX. HEIGHT  MIN. LOT AREA  MIN. LOT WIDTH MIN. LOT DEPTH MIN. FRONT YARD BLDG SETBACK MIN. SIDE YARD BLDG SETBACK MIN. REAR YARD BLDG SETBACK MAX. LOT COVERAGE (SECT. 270-62) MAX. FLOOR AREA RATIO (SECT.270-63) 

AutoCAD SHX Text
EXISTING: 1 STORY/23.7 FT 11.041 AC.±547.99 FT 894.25 FT 185.7± FT52.4± FT80.4± FT51.2±%(ENC)26.3%± (ENC)

AutoCAD SHX Text
*1 - EXPANSION OF AN EXISTING NON-CONFORMING USE IS PROPOSED      AND FOR SUCH A USE VARIANCE IS REQUIRED.

AutoCAD SHX Text
PROPOSED: 1 STORY/<35 FT NO CHANGE NO CHANGE NO CHANGE NO CHANGE 56.3± FTNO CHANGE 52.2%± (V)28.1%± (V)

AutoCAD SHX Text
SURFACE COVERAGE:   CONDITION    BUILDING (SF)   IMPERVIOUS (SF)   PERVIOUS (SF)   TOTAL (SF) BUILDING (SF)   IMPERVIOUS (SF)   PERVIOUS (SF)   TOTAL (SF) IMPERVIOUS (SF)   PERVIOUS (SF)   TOTAL (SF) PERVIOUS (SF)   TOTAL (SF) TOTAL (SF) EXISTING    126,407.6    119,952.5     234,606.9    480,967.0 126,407.6    119,952.5     234,606.9    480,967.0 119,952.5     234,606.9    480,967.0 234,606.9    480,967.0 480,967.0 PROPOSED   135,073.6    115,855.8     230,037.6    480,967.0 135,073.6    115,855.8     230,037.6    480,967.0 115,855.8     230,037.6    480,967.0 230,037.6    480,967.0 480,967.0 DIFFERENCE   +8,666    -4,096.7     -4,569.3   +8,666    -4,096.7     -4,569.3   -4,096.7     -4,569.3   -4,569.3   BUILDING COVERAGE CALCULATIONS: EXISTING BUILDING COVERAGE=  126,407.6 /480,967.0 SF= 26.3 %   (FAR=26.3 %) 126,407.6 /480,967.0 SF= 26.3±%(FAR=26.3 %) 26.3±%)PROPOSED BUILDING COVERAGE= 135,073.6 /480,967.0 SF= 28.1 %    (FAR=28.1 %) 135,073.6 /480,967.0 SF= 28.1±%  (FAR=28.1±%)IMPERVIOUS SURFACE COVERAGE CALCULATIONS::   EXISTING IMPERVIOUS COVERAGE= 126,407.6+119,952.5 = 246,360.1/480,967.0 = 51.2 %   126,407.6+119,952.5 = 246,360.1/480,967.0 = 51.2±%PROPOSED IMPERVIOUS COVERAGE= 135,073.6+115,855.8 = 250,939.4/480,967.0 = 52.2 %  135,073.6+115,855.8 = 250,939.4/480,967.0 = 52.2±%

AutoCAD SHX Text
PARKING SUMMARY: EXISTING QUANTITY    = 162 STALLS = 162 STALLS PROPOSED QUANTITY  = 162 STALLS = 162 STALLS           INCREASE  =  0 STALLS=  0 STALLS

AutoCAD SHX Text
IMPERVIOUS COVERAGE CHANGES: AREA  PAVEMENT(SF)  CONCRETE(SF)  BUILDING(SF)   TOTAL(SF) PAVEMENT(SF)  CONCRETE(SF)  BUILDING(SF)   TOTAL(SF) CONCRETE(SF)  BUILDING(SF)   TOTAL(SF) BUILDING(SF)   TOTAL(SF) TOTAL(SF) #1  +4,976.35   + 418.8   -    = + 5,395.2 +4,976.35   + 418.8   -    = + 5,395.2 + 418.8   -    = + 5,395.2 -    = + 5,395.2 = + 5,395.2 + 5,395.2 #2  -    + 446.9   -    = +  446.9 -    + 446.9   -    = +  446.9 + 446.9   -    = +  446.9 -    = +  446.9 = +  446.9 +  446.9 #3  -10,712.6   + 238.7   +8,666   = - 1,807.9 -10,712.6   + 238.7   +8,666   = - 1,807.9 + 238.7   +8,666   = - 1,807.9 +8,666   = - 1,807.9 = - 1,807.9 - 1,807.9 #4  -    + 540.0   -    = +  540.0 -    + 540.0   -    = +  540.0 + 540.0   -    = +  540.0 -    = +  540.0 = +  540.0 +  540.0       TOTAL CHANGE IN IMPERVIOUS COVER  = +4,574.1 S.F. (*) TOTAL CHANGE IN IMPERVIOUS COVER  = +4,574.1 S.F. (*) = +4,574.1 S.F. (*) +4,574.1 S.F. (*) ESTIMATED AREA OF DISTURBANCE: AREA #1: 24,255 S.F. 24,255 S.F. AREA #2: 15,940 S.F. 15,940 S.F. AREA #3:   447 S.F.   447 S.F. AREA #4:   540 S.F.   540 S.F. TOTAL= 41,182 S.F. (0.94  AC) 41,182 S.F. (0.94± AC)(*) WILL NOT CLASSIFY IMPROVEMENTS AS "MAJOR DEVELOPMENT" UNDER NJDEP STORMWATER WILL NOT CLASSIFY IMPROVEMENTS AS "MAJOR DEVELOPMENT" UNDER NJDEP STORMWATER  CLASSIFY IMPROVEMENTS AS "MAJOR DEVELOPMENT" UNDER NJDEP STORMWATER REGULATIONS STIPULATED UNDER N.J.A.C. 7:8 AND WARRANT STORMWATER MANAGEMENT MEASURES. IF DISTURBANCE IS LESS THAN 1.0 AC AND INCREASE IN NEW IMPERVIOUS SURFACES IS LESS THAN 0.25 AC (10,890 S.F.) FROM COVERAGE PRESENT IN 2004 WHEN STORMWATER REGULATIONS WERE ADOPTED.
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