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MERCER COUNTY PLANNING BOARD 

MAY 08, 2024 
VIRTUAL MEETING VIA ZOOM 

 

9:00 A.M.  
  

Most up to date meeting links can be found on County Planning Department Site:   
http://www.mercercounty.org/departments/planning/planning-board  

  
In order to participate by phone, use one of the following phone numbers:     

US: +1 312 626 6799 or +1 929 436 2866 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 6833 or +1 253 215 8782    
  

Webinar ID: 880 5029 9996  
 

 
AGENDA 

 
1. Statement of Adequate Notice 

 
Pursuant to the Sunshine Law, notice of this meeting and all meetings for the 2024 calendar 
year were sent to the Trenton Times on January 10, 2024, was posted in the County 
Administration Building on January 22, 2024 and was published in the Trenton Times on 
January 14, 2024. 
 

 

2. Attendance Roll Call 
 

Michael Shine    _____   William S. Agress _____   
 
Kristin L. McLaughlin _____   Samuel Rubino _____   
 
Dallas Barr  _____     Marvin Ross  _____   
 
Leslie R. Floyd  _____     Basit Muzaffar    _____

 

3.  Approval of Minutes of April 10, 2024 
 
4. Public Comment 

 
5. Old Business 

• New Mercer County Land Development Ordinance Update 
 

http://www.mercercounty.org/departments/planning/planning-board
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5. New Business 
 

1. JDN Enterprises Warehouse Project Update 
 

2. Planning Board Appeals 
 

I. 24-101 Foundation Academy 

• Applicant is appealing conditions of approval from March 13, 2024 Planning 
Board meeting. 

 

II. 24-501 Lawrenceville School Campus Drive West 

• Applicant is appealing conditions of approval from April 10, 2024 Planning 
Board meeting. 

 
3. Resolution of Support for new Mercer County Land Development Ordinance 

 
4. Mercer County Corridor Improvement Fee & Master Plan Element Update 

 

 
6. Correspondence 
 

• Letter from Frank J. Petrino appealing condition of approval for Foundation 
Academy Charter School. 

• Letter from Thomas M . Letizia appealing condition of approval for 
Lawrenceville School project. 

 
7. Adjournment 
 

 
-Land Development Committee will follow- 
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MERCER COUNTY PLANNING BOARD               RESOLUTION NO. 2024-02
   
 

  
     Subject: Resolution in support of the adoption of a 

new Mercer County Land Development 
Ordinance, Submission Checklist, Planning 
Board Fee Schedule and a Corridor 
Improvement Fee  

  
  
WHEREAS, the current Mercer County Land Development Standards were adopted by the (then) 
County Freeholders by resolution in 1970 and have since that time only received minor amendments 
and updates; and, 
 
WHEREAS, the current Mercer County Land Development Standards have been found to be outdated 
to adequately provide for the promotion of public health, safety, convenience and general welfare of 
the citizens of Mercer County; and,  
 
WHEREAS, best practices in Planning and Engineering have significantly changed over the past 50 
years and a new Land Development Ordinance will allow the County to stay on top of best practices 
and be aligned with State and Federal regulations; and,  
 
WHEREAS, the Mercer County Planning Board Fee Schedule was adopted in 1986 and last amended 
on July 28, 1994; and, 
 
WHEREAS, the Mercer County Planning Board Fee Schedule and current fee falls far short of the 
costs associated with County review, is significantly less than the cost of doing business in neighboring 
counties, and results in County residents subsidizing developers; and, 
 
WHEREAS, the proposed new Ordinance includes a new proposed Planning Board Submission 
Checklist and Fee Schedule; and,  
 
WHEREAS, Planning Department staff have also presented the benefits of a potential Corridor 
Improvement Fee to the Planning Board which would allow the County to collect funds for planning, 
design and construction projects on County Highway corridors; and, 
 
WHEREAS, following the adoption of the new Land Development Ordinance, the County Planning 
Board will consider  a Master Plan Element that outlines the goals and objectives of the program and 
outlines the funding structure; now, therefore, 
  
BE IT RESOLVED, it is recommendation of the County Planning Board that the Mercer County 
Commissioners adopt a new Land Development Ordinance, including a Planning Board Submission 
Checklist, a new Planning Board Fee Schedule and authorize a Corridor Improvement Fee to be 
collected by the Planning Board. 

  
_________________________             ______________________________  
            Date Approved     County Planning Board Secretary 
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Present:      Michael E. Shine, Chairman, Mercer County Planning Board 

     Bill Agress, Vice Chairman, Mercer County Planning Board 

     Leslie R. Floyd, Planning Director, Mercer County Planning Department 

     Basit A. Muzaffar, Mercer County Engineer 

Type of Development Name of Development Municipality / Street / Block & Lot 

1. Site Plan Pennington Road Subdivision Ewing Township 
MC#24-401 1894 & 1896 Pennington Road 

Block 215, Lot 11,12 & 99 

Developer/ Applicant: PRC Development Group, LLC 
Engineer/ Firm:  Samuel S. Previtera, Taylor, Wiseman & Taylor 
Atorney: Dino Spadaccini, The Spadaccini Law Firm 

The subject property is located along Pennington Road (aka Route 31) in Ewing Township. Applicant is proposing a lot 
line redraw in which there will be a transfer of land from exis�ng Lot 11 & 99 to Lot 12. Lot 11 and 99 are currently 
0.761 acres and 0.487 acres in size respec�vely while Lot12 is 0.759 acres in size. 

Proposed Lot 11.01 will be approximately 21,256 SF in size and proposed Lot 12.01 will be approximately 66,162 SF in 
size following the lot line redraw and consolida�on.  

2. Site Plan     400 Steps Site Plan 
MC#24-700

Township of West Windsor 
19 Cranbury Road 
Block 5, Lot 19 

Developer/ Applicant: 400 Steps, LLC 
Engineer/ Firm:  Robert Korkuch, Act Engineers 
Atorney: Peter G. Licata, Sonneblick, Mehr & Licata 

The subject property is approximately 3.85 acres in size and sits adjacent the Northeast Corridor Rail Line. The site 
is currently developed with two vacant commercial buildings located along the easterly property line that were built 
in the 90s and abandoned before completion and never occupied. The site has no frontage and therefore no direct 
access to a public right-of-way. Access is provided through the Ellsworth Shopping Center site via a full movement 
driveway onto Cranbury Road. 

LAND DEVELOPMENT COMMITTEE 

May 8th, 2024 
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Applicant has received a prior County Planning Board approval for this site in April of 2021 but is at this time 
modifying the proposal. The original 2021 approval was for proposal that include 4 individual residential buildings 
with new parking lots and other improvements. That proposal did not advance and was not constructed.  
  
Applicant is at this time proposing to demolish the buildings and redevelop the site with a single multi-family building 
that will have a footprint of 53,800 SF and contain 180 units. The building would include one ground level of parking 
and 4 stories of residential over the parking level. Approximately 36 units would be designated  as affordable units. 
Additional improvements include lighting, landscaping, hardscaping, parking improvements and upgraded 
stormwater facilities. Access is still proposed to go via the Ellsworth site.  
  
Although the proposed changes result in an increase in impervious area, there will be a net decrease in regulated 
motor vehicle regulated surface due to a large amount of the proposed parking being on the ground floor of the 
proposed building. Basin B, the existing basin in the northern corner of the property, will be modified and converted 
into a largescale infiltration basin with an outlet structure to provide peak rate reductions during larger storm events. 
Additionally, porous pavement is proposed in the parking spaces on the south side of the building.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Land Development Committee reserves the right to remove an application from this agenda if the applicant fails to provide the missing 
items at or before this meeting that are necessary to make the subject application complete. 



1.  Site Plan   Pennington Road Subdivision  Ewing Township 
MC#24-401        1894 & 1896 Pennington Road 

Block 215, Lot 11,12 & 99 
 

Developer/ Applicant: PRC Development Group, LLC 
Engineer/ Firm:  Samuel S. Previtera, Taylor, Wiseman & Taylor 
Atorney:  Dino Spadaccini, The Spadaccini Law Firm 
 

The subject property is located along Pennington Road (aka Route 31) in Ewing Township. Applicant is proposing a lot 
line redraw in which there will be a transfer of land from exis�ng Lot 11 & 99 to Lot 12. Lot 11 and 99 are currently 
0.761 acres and 0.487 acres in size respec�vely while Lot12 is 0.759 acres in size. 

Proposed Lot 11.01 will be approximately 21,256 SF in size and proposed Lot 12.01 will be approximately 66,162 SF in 
size following the lot line redraw and consolida�on.  
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These standard abbreviations, acronyms, symbols & linetypes will be found in the drawing.
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SHEET SIZE: 24" X 36"

LOCATION MAP

AS TAKEN FROM THE USGS QUADRANGLE

PENNINGTON QUAD

SCALE: 1" = 2000'

THE MONUMENTS SHOWN ON THIS MAP SHALL BE SET WITHIN THE TIME

LIMIT PROVIDED IN THE "MUNICIPAL LAND USE LAW," P.L. 1975, c. 291

(C.40:55D-1 et seq.) OR LOCAL ORDINANCE.

I HEREBY CERTIFY TO BE THE OWNER OF THE LAND DELINEATED ON

THIS MAP AND CONSENT TO THE FILING OF THE APPROVED MAP IN

THE MERCER COUNTY CLERK'S OFFICE.

MUNICIPAL ENGINEER                                                 

MUNICIPAL CLERK                                                       

SECRETARY                                                                  

CHAIRPERSON                                                             

CHAIRMAN                                                                     

THIS PLAN IS HEREBY APPROVED BY THE MERCER COUNTY

PLANNING BOARD SUBJECT TO THE RESTRICTIONS, AGREEMENTS

AND CONDITIONS SET FORTH BY THE MERCER COUNTY PLANNING

BOARD.

IT IS HEREBY CERTIFIED THAT THIS MAP COMPLIES WITH THE

PROVISIONS OF THE MAP FILING LAW AND WAS DULY APPROVED BY

RESOLUTIONS OF THE EWING TOWNSHIP PLANNING BOARD AT AN

OFFICIAL MEETING HELD ON ____________. IT IS FURTHER CERTIFIED

THAT THE PLANNING BOARD IS THE  CONSTITUTED PROPER

AUTHORITY. THIS MAP SHALL BE FILED WITH THE MERCER COUNTY

RECORDING OFFICER ON OR BEFORE ____________.

    DATE    

    DATE    

    DATE    

    DATE    

    DATE    

I HAVE CAREFULLY EXAMINED THIS MAP AND TO THE BEST OF MY

KNOWLEDGE AND BELIEF FIND IT CONFORMS WITH THE

PROVISIONS OF "THE MAP FILING LAW," RESOLUTION OF

APPROVAL AND APPLICABLE MUNICIPAL ORDINANCES AND

REQUIREMENTS.

    DATE    

MERCER COUNTY PLANNING BOARD

TOWNSHIP ENGINEER CERTIFICATION

EWING TOWNSHIP PLANNING BOARD

MUNICIPAL CLERK CERTIFICATION

    DATE    

SAMUEL S. PREVITERA

N.J. PROFESSIONAL LAND SURVEYOR NO. 24GS03897600

OWNER :                                                      

OWNER'S CERTIFICATION

SURVEYOR'S CERTIFICATION

LEE PANFILI

THE PRC GROUP

141 WEST FRONT ST., SUITE 410

RED BANK, NJ 07701

I CERTIFY THAT TO THE BEST OF MY KNOWLEDGE AND BELIEF THIS

MAP AND LAND SURVEY DATED 02/05/2024 MEET THE MINIMUM SURVEY

DETAIL REQUIREMENTS OF THE STATE BOARD OF PROFESSIONAL

ENGINEERS AND LAND SURVEYORS AND THE MAP HAS BEEN MADE

UNDER MY SUPERVISION, AND COMPLIES WITH THE PROVISIONS OF

THE "MAP FILING LAW" AND THAT THE OUTBOUND CORNER MARKERS

AS SHOWN HAVE BEEN FOUND, OR SET.

SITE

OF

SCALE:          DATE: DRAWING NO.
SHEET:

PLAN OF SURVEY AND MINOR SUBDIVISION

1894 & 1896 PENNINGTON ROAD

BLOCK 215, LOTS 11, 12 & 99

EWING TOWNSHIP

MERCER COUNTY, NEW JERSEY
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Taylor Wiseman & Taylor

NJ CERTIFICATE OF AUTHORIZATION NO. 24GA28032900

www.taylorwiseman.com
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804 EAST GATE DRIVE, SUITE 100, MOUNT LAUREL, NJ  08054
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SURVEY NOTES:

1. OWNER / APPLICANT: LEE PANFILI

THE PRC GROUP

141 WEST FRONT ST., SUITE 410

RED BANK, NJ 07701

2. THIS SURVEY IS BASED IN PART ON A COMMITMENT FOR TITLE INSURANCE BY (A) FIRST

AMERICAN TITLE INSURANCE COMPANY, AND (B) OLD REPUBLIC TITLE INSURANCE

COMPANY, LISTED BELOW ALONG WITH ANY RECORD INSTRUMENTS CONTAINED

THEREIN THAT AFFECT THE SUBJECT PROPERTIES:

TITLE COMMITMENT 'A' - BLOCK 215 LOTS 11 & 99

COMMITMENT NO. 160761CD-01 - EFFECTIVE DATE: 9/10/2023

VESTING DEED: DEED BOOK 3992 PAGE 01

11- SUBJECT TO THE COVENANTS AND RESTRICTIONS AS SET FORTH IN DEED BOOK

823, PAGE 360.  (RESTRICTIONS ARE REGARDING PLACEMENT AND COST OF ANY

BUILDINGS TO BE ERECTED ON SITE ABOVE AND BEYOND ANY TOWNSHIP ZONING

REQUIREMENTS)

TITLE COMMITMENT 'B' - BLOCK 215 LOT 12

COMMITMENT NO. TA-131779 - EFFECTIVE DATE: 12/30/2015

SCHEDULE B SECTION 2 CONTAINS NO RECORD INSTRUMENTS THAT ENCUMBER

SUBJECT PROPERTY

3. THIS SURVEY WAS PREPARED IN ACCORDANCE WITH THE FOLLOWING SOURCES OF

INFORMATION

A -DEEDS OF RECORD

B -AN ACTUAL FIELD SURVEY PERFORMED BY TAYLOR, WISEMAN & TAYLOR

C- PLAN ENTITLED "TRENTON-PENNINGTON ROAD, GENERAL PROPERTY KEY MAP,

SHOWING PROPERTIES TO BE ACQUIRED BETWEEN TRENTON AND PENNINGTON,

TOWNSHIPS OF EWING-HOPEWELL & BORO OF PENNINGTON, MERCER COUNTY,"

PREPARED BY NJDOT, DATED JUNE 1926, MAP NO. 30-26.

D- PLAN SET ENTITLED "AS BUILT PLANS OF ROUTE 31(1966), SECTION 2E, FROM

PARKWAY AVENUE TO EWINGVILLE ROAD, AND ROUTE 95, SECTION 3L, RAMP 'M'

FROM I-95 SOUTHBOUND TO ROUTE 31, RESURFACING, TOWNSHIPS OF EWING AND

HOPEWELL, MERCER COUNTY," PREPARED BY NJDOT, DATED MARCH 1997

D -PLAN ENTITLED "PLAN OF SURVEY OF LOT 13 BLOCK 215," PREPRED BY VAN

NOTE-HARVEY ASSOXIATES, PC, DATED 3/12/2010, ORDER NO. 39643-110-11

4. BLOCK AND LOT NUMBERS REFER TO THE OFFICIAL TAX MAPS OF THE TOWNSHIP OF

EWING, MERCER COUNTY, NEW JERSEY, PLATE # 22.

5. PLANIMETRIC FEATURES SHOWN ARE TAKEN  FROM AN ACTUAL FIELD SURVEY

PERFORMED BY TAYLOR WISEMAN & TAYLOR IN OCTOBER, 2023.

6. THIS SURVEY IS NOT INTENDED TO GUARANTEE OWNERSHIP.

7. SURVEY BASED ON N.J.S.P.C.S. NAD '83 (2011).

VERTICAL DATUM:  NAVD 1988

8. IT IS BEYOND THE SCOPE OF THIS SURVEY TO DETERMINE THE EXISTENCE OR

NON-EXISTENCE OF ANY REGULATED ENVIRONMENTAL CONDITION ON OR NEAR THE

SUBJECT PARCEL(S). UNDERGROUND EXPLORATIONS WERE NOT CONDUCTED OR

UTILIZED DURING THE PREPARATION OF THIS SURVEY. CONCERNED PARTIES SHOULD

PURSUE ANY ENVIRONMENTAL MATTERS SEPARATE AND APART FROM THIS SURVEY.

9. IT SHOULD NOT BE ASSUMED THAT ANY COPY OF THIS PLAN WITHOUT A RAISED

IMPRESSION OF THE SURVEYOR'S EMBOSSED SEAL OR AN ORIGINAL COLORED

IMPRESSION OF THE SURVEYOR'S STAMP SEAL IS A TRUE COPY OF THE ORIGINAL PLAN

AS ISSUED BY THE SURVEYOR.

10. IT IS BEYOND THE SCOPE OF THIS SURVEY TO DETERMINE THE LOCATION AND / OR

EXISTENCE OF UNDERGROUND UTILITIES. THE STATE OF NEW JERSEY REQUIRES

NOTIFICATION PRIOR TO ANY EXCAVATION BY UTILIZING THE NEW JERSEY ONE-CALL

SYSTEM (1-800-272-1000).

11. TRACT ZONING DISTRICT:  R-1 (RESIDENTIAL SINGLE FAMILY) PER EWING ZONING MAP.

SEE SITE DATA CHART.

12.           INDICATES OUTBOUND CORNER MARKER TO BE SET

13. INDICATES CONCRETE MONUMENT TO BE SET

0' 40' 80' 120'

GRAPHIC SCALE
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CALC'D BY:

DRAWN:

CHECKED:

REVISIONS

DATENO.

SSP/RMR

2/5/24

PROPERTIES WITHIN 200' PER EWING TOWNSHIP TAX ASSESSOR

(DATED 10/20/2023 - NO OWNERS LISTED PER TOWNSHIP'S "DANIEL'S LAW" POLICY)

BLOCK  /  LOT
PROPERTY
LOCATION

ADDITIONAL LOT

PROPERTY
CLASS

OWNER
ADDRESS

CITY, STATE
ZIP CODE

215 / 1 30 GREEN LA 15B
CURRENT OWNER

PO BOX 7718
EWING, NJ

86280718.00

215 / 2 26 GREEN LA 15B
CURRENT OWNER

PO BOX 7718
EWING, NJ

86280718.00

215 / 3 1880 PENNINGTON
RD 15B

CURRENT OWNER
PO BOX 7718

EWING, NJ
086280718

215 / 13 1898 PENNINGTON
RD 15C

CURRENT OWNER
103 COLLEGE ROAD

EAST
PRINCETON, NJ

08540

215 / 14 1900 PENNINGTON
RD 15C

CURRENT OWNER
103 COLLEGE ROAD

EAST
PRINCETON, NJ

08540

215 / 38
TRENTON STATE

COLLEGE  LIBRARY,
PHELS AND

15B
CURRENT OWNER

PO BOX 7718
EWING, NJ

08628

215 / 96 20 GREEN LA 15B

CURRENT OWNER
TRENTON STATE

COLLEGE
EWING, NJ

086280718

215 / 113 1884 PENNINGTON
RD 15B

CURRENT OWNER
PO BOX 7718

EWING, NJ
086280718

215 / 138 68 GREEN LA 15B
CURRENT OWNER

PO BOX 7718
EWING, NJ

086280718

246 / 5 1897 PENNINGTON
RD 4C

CURRENT OWNER
500 NEW YORK

BLVD
SEA GIRT, NJ

08750

246 / 6 1895 PENNINGTON
RD 4C

CURRENT OWNER
5435 BROOKSIDE

COURT
DOYLESTOWN, PA

18902

246 / 7 1891 PENNINGTON
RD 2.00

CURRENT OWNER
376 ROCK ROAD

EAST
LAMBERTVILLE, NJ

08530

246 / 8 1889 PENNINGTON
RD 2.00

CURRENT OWNER
1889 PENNINGTON

ROAD
EWING, NJ

08618

246 / 9 1901 PENNINGTON
RD 2.00

CURRENT OWNER
5435 BROOKSIDE

COURT
DOYLESTOWN, PA

18902

2/5/20241

REV. 1 - UPDATED PROPOSED LOT NUMBERS PER EMAIL FORM TAX ASSESSOR RECEIVED ON 2/1/24 - RMR



2.     Site Plan        400 Steps Site Plan  Township of West Windsor 
MC#24-700        19 Cranbury Road 

Block 5, Lot 19 
 

Developer/ Applicant: 400 Steps, LLC 
Engineer/ Firm:  Robert Korkuch, Act Engineers 
Atorney:  Peter G. Licata, Sonneblick, Mehr & Licata 

The subject property is approximately 3.85 acres in size and sits adjacent the Northeast Corridor Rail Line. The site 
is currently developed with two vacant commercial buildings located along the easterly property line that were built 
in the 90s and abandoned before completion and never occupied. The site has no frontage and therefore no direct 
access to a public right-of-way. Access is provided through the Ellsworth Shopping Center site via a full movement 
driveway onto Cranbury Road.  
  
 
 
Applicant has received a prior County Planning Board approval for this site in April of 2021 but is at this time 
modifying the proposal. The original 2021 approval was for proposal that include 4 individual residential buildings 
with new parking lots and other improvements. That proposal did not advance and was not constructed.  
  
Applicant is at this time proposing to demolish the buildings and redevelop the site with a single multi-family building 
that will have a footprint of 53,800 SF and contain 180 units. The building would include one ground level of parking 
and 4 stories of residential over the parking level. Approximately 36 units would be designated as affordable units. 
Additional improvements include lighting, landscaping, hardscaping, parking improvements and upgraded 
stormwater facilities. Access is still proposed to go via the Ellsworth site.  
  
Although the proposed changes result in an increase in impervious area, there will be a net decrease in regulated 
motor vehicle regulated surface due to a large amount of the proposed parking being on the ground floor of the 
proposed building. Basin B, the existing basin in the northern corner of the property, will be modified and converted 
into a largescale infiltration basin with an outlet structure to provide peak rate reductions during larger storm events. 
Additionally, porous pavement is proposed in the parking spaces on the south side of the building.  
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