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1.0 INTRODUCTION

On behalf of Syracuse 1950 Easton Avenue Owner LLC (“applicant”), Langan prepared this
Environmental Assessment (EA) as part of the preliminary/final site plan and minor subdivision
applications for 135 Davidson Avenue in Franklin Township, Somerset County, New Jersey
(Figure 1 — USGS Site Location Map).

The EA purpose is to provide information that assesses the potential environmental impacts of
the project. The application requires an EA because the project involves at least 5,000 square
feet of building construction and paved area. The EA format is consistent with § 112-199
Requirements for Environmental Assessment of the Township of Franklin Land Development
Ordinance (LDO). The EA addresses the project location and description, existing environmental
features, required approvals, adverse impacts, project alternatives, and ameliorative measures.

1.1 Project Location

The project site is at 135 Davidson Avenue, west of the intersection of Interstate Route 287
(I-287) and Easton Avenue, in the Somerset section of Franklin Township (Figure 2 - Vicinity
Map). Township tax records identify the project site as Block 469, Lot 1.06 (Figure 3 — Tax
Map). The 32.6-acre irregularly shaped project site is at the southwest corner of Easton and
Davidson avenues. The national headquarters of the Ukrainian Orthodox Church of the U.S.A.
is at the project site, which includes the Ukrainian History and Education Center, Saint Sophia
Seminary and Library, and administrative offices. The project site includes an accessory
parking lot, access drive from Davidson Avenue, and undeveloped open areas.

The following land uses surround the project site (Figure 4 - Site Aerial Photograph):

¢ North: Delaware and Raritan (D&R) Canal State Park trail, and Raritan River.

e FEast: On east side of Davidson Avenue, office building and Delta Hotel Somerset.
e South: Office buildings across Executive Drive.

e West: St. Andrew Ukrainian Orthodox Cemetery.

1.2 Proposed Project

The applicant is requesting preliminary and final major site plan, minor subdivision, and
variance approval that would result in the creation of the following two lots:

e Church lot: 14.9 acres, which will include the existing religious institution use.
o Warehouse lot: 17.71 acres.
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The project consists of a 258,150 square foot warehouse, with 253,150 square feet of
warehouse floor area and 5,000 square feet of office floor area. The proposed warehouse
first floor elevation (FFE) is 55 feet. Parking and loading areas include 162 car parking spaces,
35 loading docks, and 17 trailer parking spaces. Additional accessory improvements include
landscaping, stormwater detention facilities, utilities, and signage. Proposed site ingress and
egress is from driveways at Davidson Avenue and Executive Drive. The north access is for
cars only, while the south access is for both cars and trucks.

The existing church building and seminary building will remain on the smaller church lot. The
subdivision will result in the church building losing its existing parking area and the removal
of some trees. The project includes redesigning the parking lot around the church building.
The new parking lot will result in a net decrease of 318 car spaces. Additional accessory
improvements include landscaping and stormwater detention facilities. The project will
result in the widening of existing Davidson Avenue access driveway will be.

2.0 NATURAL RESOURCES
2.1 Geology

The project site’s surficial geology consists of the following three deposits (Figure 5 — NJDEP
Surficial Geology Map):

e Alluvium (Qal): Sand, gravel, silt, minor clay, and peat; reddish brown, yellowish
brown, brown, gray. As much as 20 feet thick. Limited to the northwest corner of the
project site.

e Folian Deposits (Qe): Windblown fine sand and silt; very pale brown, yellowish brown.
As much as 15 feet thick. At the southern section of the project site.

e |ate Wisconsinan Glaciofluvial Plan Deposits (Qwfv): Sand, pebble-to-cobble gravel,
minor silt; yellowish brown to reddish brown. As much as 80 feet thick. At the
northern section of the project site.

The project site is underlain by the Passaic Formation (JTrp) (Figure 6 — NJDEP Bedrock
Geology Map). This formation typically consists of reddish brown to brownish purple to
grayish red siltstone and shale.

NJDEP mapping does not identify any onsite historic fill (Figure 7 - NJDEP Historic Fill Map).
The closest area of historic fill is offsite to the northwest.
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2.2 Soils

The project site and surrounding area consist of the following soil types (Figure 8 — NRCS
Soils Map):

e Penn silt loam (PenB) — These areas typically consist of silt loam to channery silt loam
overlying bedrock or weathered bedrock. The parent material is fine-loamy residuum
weathered from acid reddish shale, siltstone, and fine-grained sandstone. The soil is
part of Hydrologic Soil Group C and reported to be well drained. The predominant soil
type at the project site.

e Penn silt loam (PenC) — These areas typically consist of silt loam to channery silt loam

overlying bedrock or weathered bedrock. The parent material is fine-loamy residuum
weathered from acid reddish shale, siltstone, and fine-grained sandstone. The soil is
part of Hydrologic Soil Group C and reported to be well drained. Found along the
western and northern lot lines of the project site.

2.3 Topography

Based on our review of topographic information provided by Langan, the highest area of the
project site is elevation (EL) 54.9, located at the center of the project site and sloping down
towards the lot lines.

2.4 Surface Water

Freshwater wetlands are at the western section of the project site (Figure 9 - NJDEP
Freshwater Wetlands Map). The project site does not include surface waters (Figure 10 —
NJDEP Surface Waters Map). An unnamed tributary of the Raritan River, classified as FW2/NT
non-trout producing freshwater tributary, runs parallel to the northwestern lot line. The project
site is in the Raritan River lower (I-287, Piscataway-Millstone) HUC-14 watershed (Figure 11
— NJDEP HUC-14 Watershed Map). Northeastern sections of the site are in the one percent
and 0.2 percent chance flood hazard areas (Figure 12 — FEMA Effective FIRM Map). The
project site is part of a larger unclaimed tidelands area (Figure 13 — NJDEP Tidelands Map).
The Raritan River head of tide is 2.7 miles southeast of the project site.

25 Vegetation

Vegetation at the project site consists of maintained lawn areas between buildings and
parking lots. The southwestern corner of the project site includes a wooded area.
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2.6 Wildlife

NJDEP mapping identifies a narrow area along the northern lot line of the project site as Rank
4 State Endangered Bald Eagle foraging habitat (Figure 14 — NJDEP Threatened and
Endangered Species Map). An NJDEP Natural Heritage Program (NHP) letter, dated
November 26, 2024, indicates no Natural Heritage Priority Sites or vernal pool habitats are
known to be present onsite. The NHP letter indicates that based on a search of Landscape
Project 3.3 Species Based Patches, the state-endangered Bald Eagle (Halieacetus
leucocephalus) forage in the area of the project site (Appendix A — Threatened and
Endangered Species Correspondence).

An Information, Planning, and Consulting (IPaC) consultation with the U.S. Fish and Wildlife
Service (USFWS), dated October 24, 2024, indicates that no critical habitats are at the project
site (Appendix A — Threatened and Endangered Species Correspondence). The |IPaC does
note that the project design should consider the following species:

e Federally endangered Indiana Bat (Myotis sodalis)

o Federally endangered Northern Long-Eared Bat (Myotis septentrionalis)
e Proposed endangered Tricolored Bat (Perimyotis subflavus)

e (Candidate species Monarch Butterfly (Danaus Plexippus)

NJDEP NHP mapping indicates that the project site has no vernal pools or vernal habitats.
The nearest pools and habitats are more than 2,000 feet north of the project site (Figure 15
— NJDEP Vernal Pool Habitat Map).

3.0 MAN-MADE RESOURCES

The EA requires an analysis of the compatibility or incompatibility of the project to the local,
county, state, and other pertinent planning documents.

3.1 Land Use and Zoning

The project area is in the B-I Business and Industry zoning district (Figure 16 — Township
Zoning Map). The B-l zoning district includes the following permitted uses:

e General and professional office.
e |aboratory.

o Banquet facility.

e Hotel.

o Data center.
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e Light manufacturing.
e Self-storage facility.
e Indoor recreation.

e Childcare center.

e Administrative and dispatch services excluding the idling, parking, storage, service,
fueling or repair of vehicles used in such service or site.

e C(Class 1 cannabis cultivator.

e C(Class 2 cannabis manufacturer.

e (lass 3 cannabis wholesaler.

e (lass 4 cannabis distributor.

e C(Class 6 cannabis delivery service.

The proposed warehouse is not a permitted use in the B-l zoning district. The existing
religious use was permitted by use variance in the B-| zoning district, as it is also not a

permitted use.

The B-I zoning district permits the following accessory uses:

e Buildings customary and incidental to the operation of the principal use.

e Signs (See Article Xll of the Land Development code).

e Retail sales as part of a warehouse operation provided:
o The items offered for sale are those manufactured and/or distributed by the

warehouse/light manufacturing operator.

o Parking is provided per the requirements for retail use.
o Such space occupies no more than 10 percent of the floor area of the principal

use.

Table 1 outlines project compliance with the B-l zoning district area and bulk regulations:

Table 1: B-l Zoning District Area and Bulk Requirements

Bl .Zor_ung Church Lot Warehouse Lot
District

Min. Lot Area 2 acres 14.90 acres 17.71 acres
Min. Lot Frontage 150 feet 494 feet 469 feet
Min. Front Yard
Setback 50 feet 130 feet 51 feet
Min. Side Yard 10 feet (one) 35 feet 77 feet (one)
Setback 50 feet (both) 167 feet (both)
Min. Rear Yard
Setback 25 feet n/a n/a
Min. Residential
Setback 100 feet 545 feet 221 feet
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B-1 Zoning Church Lot Warehouse Lot
District
L 3 stories /
Ma_x. Building 50 feet <50 feet 44 feet
Height
(no change)
Max. Lot Coverage 50% 5.10% 33.47%
Max. Impervious 60% 18.94% 55.99%
Coverage
Ma).(. Floor Area 050 0.10 033
Ratio
Warehouse (253,150 sf)’
First 5,000 sf:
2 spaces/1,000 sf =
10 spaces
Min. Car Parking Above 5,000 sf:
Spaces 1 space/2,500 sf =
(No warehouse 99 spaces
standard; based on Office (5,000 sf) 80 spaces 162 spaces
light manufacturing 1 space/250 sf = 20
use requirement). spaces
Total = 129 spaces
Church:
1 space/3 seats,
12 req.
. Church: 4 (1 van)
Min. ADA Spaces Warehouse: 6 (1 van) 4 (2 van) 6 (2 van)
P?rklng_Space 9 x 18 feet 9 x 18 feet 9 x 18 feet
Dimension
Min. Aisle Width 26 feet 26 feet 26 feet
Max. Number of
. 2 1 2
Driveways
Min. Parking Rear
and Side 5 feet 5 feet 7 feet
Yard Setbacks
Driveways Within Proposed
the Front Not permitted Not proposed . .
Yard Setback (variance required)
Loading Space 12 x 48 feet,
. g at least 15 feet overhead N/A 13 x 60 feet
Dimension
clearance
Loading Within
the Front Not permitted Not proposed Not proposed
Yard Setback
Min. Electric Vehicle 2 spaces 2 spaces 2 spaces
Parking (1 ADA) (1 ADA) (1 ADA)

Sources: General Notes & Zoning Data, Drawing No. CS-002, bound separately.
Township of Franklin, Somerset County Ordinance No. 4333-20.

'Required parking for warehouses not defined in ordinance, parking requirement shown is for

light manufacturing use.
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The project requests the following variances:

¢ \Warehouse lot:
o "d(1)" use variance: Warehouses are not a principal permitted use in the B-I
zoning district.
o “c¢" variance: Driveways are not permitted within the front yard setback.
e Church lot: “d(2)" use variance related to the reduced lot area for the non-conforming
church use.

3.2 Master Plan Delineation

The 2016 Reexamination of Master Plan & Development Regulations reaffirms several land
use goals, including Goal 2 “Encourage commercial and industrial development in areas with
access to major regional highways (I-287) and in establish areas, locate major employment
and traffic-drawing uses in areas where they will least impact residential neighborhoods.”
The project is consistent with Goal 2, as it supports development of an industrial warehouse
use near the |-287 interchange. Project traffic can be routed directly to 1-287, away from the
nearest neighborhood.

The 2006 Land Use Plan map designates the project site as “C-B Corporate Business.” The
Land Use Plan Element Appendix describes the C-B zone purpose “to allow for development
that takes the greatest advantage of major highway access to I-287. Specific design standards
are applied for location of structures, parking areas, proper ingress/egress, architectural
design, landscaping, and the need to avoid visual intrusions and performance nuisances upon
adjacent residential uses.” The project site location and design are consistent with the C-B
land use plan designation purpose.

33 Delaware and Raritan Canal Commission

The project site is in the Delaware and Raritan Canal Commission (DRCC) Review Zone
(Figure 17 — DRCC Map). The DRCC review considers project impacts on stormwater
drainage and water quality, stream corridors, visual, historic, and natural quality, and traffic.
Since part of the lot is in Zone “A,"” consisting of area within 1,000 feet of either side of the
center line of the canal, the DRCC considers the entire project site part of Zone "A.” As of
this writing Langan is still working with DRCC regarding the pre-application process. Langan
anticipates a February 2025 submission date.
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3.4 Community Facilities

The project site has access to water, sewer, electric, natural gas, and telecommunications
services. A private carter would manage solid waste and recycling removal services. NJDEP
mapping confirms the project site is in a sewer service area (Figure 18 — NJDEP Sewer
Service Area Map). The Franklin Township Sewerage Authority (FTSA) has sent
correspondence to the applicant confirming the availability of sewer service (Appendix B —
Will Serve Correspondence). The Franklin Township Department of Public Works (DPW)
informed the applicant it does not issue will serve letters to properties that already receive
water service.

35 Access and Transportation

Primary access to the project site is via passenger vehicle. Somerset County provides local
transit service with the Davidson Avenue Shuttle (DASH). DASH 851 and DASH 852 run
between the Bound Brook and New Brunswick New Jersey Transit passenger rail stations
(Appendix C — Public Transportation Information). The DASH Shuttle runs Monday through
Friday, excluding public holidays. The nearest DASH shuttle stop is at the DoubleTree Hotel
on Atrium Drive, approximately 0.7 miles south of the project site.

3.6 Historic and Cultural Resources

While 165 feet of front yard depth along the Easton Avenue frontage is in the Delaware and
Raritan Canal Historic District corridor, no historic resources are on or adjacent to the project
stie (Figure 19 — NJDEP Historic Resources Map). The closest listed individual historic
property is the Hendrick Fisher House, approximately 100 feet north of the project site.
Pending the DRCC review and based on the location of historic resources relative to the
project site, the project would not have an adverse impact on historic and cultural resources.

3.7 Pollution Concerns

The project operations and construction activity are subject to township performance
standards. If required, the project will apply for permits to NJDEP air quality regulations.

3.8 Construction Phase

During construction, the developer would maintain all mechanical equipment in conformance
with the applicable standards for noise, exhaust emission levels, and safety standards.
Contractors will comply with applicable noise requirements related to construction
operations.
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The developer anticipates minor temporary impacts to air quality due to construction vehicles
and machinery. During construction, heavy construction equipment will operate for clearing
and grading. To mitigate adverse impacts on air quality, the developer will implement a soll
erosion and sediment control plan to control dust levels. Among plan measures include using
crushed stone entrance pads, temporary seeding of any areas exposed for more than 60
days, and moisture control on exposed ground surfaces (Soil Erosion and Sediment Control
Plan, Drawing No. CE-100, bound separately).

The township prohibits heavy construction equipment from exceeding noise code limits
outside the hours specified in their noise ordinance. No sensitive receptors are adjacent to
the project site. Construction equipment, such as bulldozers, front end loaders, and dump
trucks, can produce maximum sound levels of 80 dB(A) at 50 feet. To minimize receptor
exposure to construction noise, the project will implement the following construction noise
control strategies to the extent feasible:

e Limit all heavy equipment operation to non-noise-sensitive daytime hours and
allowable construction hours.

e |ffeasible, limit the number of equipment operating near one receptor at a given time.
Avoid exposing any one receptor to high sound levels for an extended period of time.

e Place stationary equipment, such as generators, compressors, and office trailers,
away from noise-sensitive receptors.

e Avoid construction parking or laydown areas near noise-sensitive receptors.

4.0 LICENSES, PERMITS, AND OTHER APPROVALS REQUIRED
Table 2 provides information about the permits and approvals associated with the project:

Table 2: Project Permits and Approvals Required
Board / Agency Required Approvals

e Preliminary/final major site plan
¢ Minor subdivision
e \ariance

Franklin Township
Planning Board

Franklin Township
Historic Preservation Certificate of Appropriateness
Advisory Committee
Franklin Township
Sewerage Authority
Franklin Township Dept of
Public Works

Somerset County Planning
Board

Sewerage facility

Capital connection and tap application

Site Plan Approval
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Board / Agency Required Approvals
Somerset-Union County
Soil Conservation District
Delaware and Raritan Canal
Commission
New Jersey Department of Division of Land Use Regulation (DLUR)
Environmental Preservation | multi-permit

Soil Erosion and Sediment Control Plan

Individual permit

5.0 ADVERSE IMPACTS
5.1 Water Quality

The project meets the definition of a “major development,” defined by the Stormwater
Management Rules (N.J.A.C. 7:8) as a land disturbance of greater than one acre. As such,
the project needs to comply with the Stormwater Management Rules at N.J.A.C. 7:8
(Appendix D - Stormwater Management Report, bound separately). The stormwater
management plan includes the following features on the warehouse project site:

e One pervious pavement system with infiltration.

e Two pervious pavement systems with underdrains.

e Three small-scale bioretention basins with underdrains.
e Two large-scale bioretention basins with underdrains.

The stormwater management plan for the church site includes the following improvements:

e Two pervious pavement systems with underdrains
e One small-scale infiltration basin
e One small-scale bioretention basin

The water quality requirement is to provide approved Best Management Practices (BMP) to
treat stormwater runoff for the water-quality storm to 80 percent Total Suspended Solids
(TSS) removal for new impervious area and 50 percent TSS removal for redeveloped
impervious areas. The Stormwater Management Report provides a water quality design plan.
Pursuant to N.J.A.C. 7:8-5.4(3) and as demonstrated in the Stormwater Management Report,
the site’s stormwater management system will reduce onsite peak flows for the 2, 10, and
100-year storms by the required percentages; therefore, the Project complies with
stormwater runoff quantity requirements. Pursuant to the State Stormwater Management
Rules, 100 percent of the site’s average pre-developed groundwater recharge volume will be
maintained after development. The project site infiltration basins will meet groundwater
recharge requirements, as indicated in the Stormwater Management Report.

10
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The project stormwater management design is consistent with Franklin Township and NJDEP
stormwater rules and regulations. Furthermore, the design complies with water quality,
quantity, green infrastructure, and groundwater recharge requirements. The project would
not have an adverse impact on water quality.

5.2 Air Quality

Project construction would produce temporary emissions that will not affect air quality. The
warehouse operations will be similar to light industrial land uses and would generate minimal
air emissions. The project would not have an adverse impact on air quality.

5.3 Noise

Equipment during construction may temporarily produce increased noise. Construction
operations will conform to the township code regarding construction hours. Once operational,
the project will contribute steady sound from mechanical equipment and intermittent sound
from occasional truck court operations. Given the proximity of 1-287 to the project site, site
sound emissions are expected to blend in with the prevailing ambient conditions and not elicit
any noise concerns. The proposed project will comply with the State and Township noise
codes. Given the above, the project would not have an adverse impact related to noise due
to any construction or operations associated with this project.

5.4 Undesirable Land Use Patterns

The proposed changes to the church lot, reducing the size of a lot housing a nonconforming
use, will not produce undesirable land use patterns. The planned lot size is adequate to meet
setbacks, provide parking, and continue the long-time use of the site. The proposed
warehouse use would not be out of character with the general development pattern of light
industrial and large office uses, especially with close access to the |-287 interchange. No
aspect of the project would create an undesirable land use pattern.

5.5 Damage or Destruction of Significant Plant or Wildlife Systems

The project site is already disturbed land, with the project involving removal of the existing
building and parking lot area. The site does not include any natural heritage priority areas or
critical habitats site. The project would not create damage or destruction of significant plant
or wildlife systems.

11
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5.6 Aesthetic Values

The proposed landscape plan complies with municipal tree removal and replacement
regulations. In particular, the lot line facing Executive Drive is heavily landscaped with a mix
of trees, shrubs, and meadow mix, although all sides of the lot have landscaping. In addition,
green infrastructure in the form of bioretention basins adds significant plantings and an
attractive look to stormwater management. The project would not have an adverse impact
on aesthetic values on either site.

5.7 Destruction of Natural Resources

As noted in Section 5.6, both the new church parking and the proposed warehouse footprint
are at an already-disturbed section of the site. The project would not disturb environmentally
sensitive areas of the site.

5.8 Displacement of People and Business

The project does not result in the displacement of people, either residents or employees, or
businesses.

5.9 Displacement of Viable Farms

The project site is an institutional/religious use. No farm activity is occurring at the project
site.

5.10 Employment and Property Tax

As indicated on the municipal property tax records, the project site has two classifications,
20.85 acres is Class 3B Farm (Qualified) and 10 acres is Class 15D Charitable (Appendix E —
Property Tax Record). The 20.85 acres pays a farmland assessment tax, while the 10 acres
where the church operates is tax exempt. Table 3 provides the assessment data for the
project site:

Table 3: Project Site Tax Assessment Data

20.85 ac - Class 3B 10 ac — Class 15D | Total Values
Land Value $ 24,600 $ 3,000,000 $ 3,024,600
Improvement Value $o0 $ 6,047,000 $ 6,047,000
Assessed Value $24,600 $9,047,000 $ 9,071,600
2023 Taxes Paid $ 475.02 EXEMPT $475.02

Sources: Franklin Township tax records; njpropertyfax.com

12
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The Franklin Township equalization value for 2023 is 93.21 percent, meaning that the
assessed value is approximately 93.21 percent of market value according to the municipal
assessor. Since the project tenant is unknown at this time, the number of employees could
vary depending on the type of tenant.

The farm tax classification will end for the warehouse lot, and taxes will be paid to the
municipality, county, and school district. The township tax assessor will determine the
assessment of the project improvements.

The project does not directly result in any new township residents or children attending
township public schools. Police, fire, and emergency medical services demand would be
typical of a warehouse or light industrial use of its size. The project would not have an adverse
impact on public services.

5.11 Destruction of Man-Made Resources

The project would remove the existing building and parking areas from the project site to
build the warehouse and accessory parking areas. While the destruction of man-made
resources such as buildings and parking area would occur, the development would not result
in a substantial net destruction of man-made resources.

5.12 Disruption of Desirable Community and Regional Growth

The project site is in a zoning district which encourages nonresidential uses. Commercial and
light industrial land uses surround the project site. The project would not result in the
disruption of desirable community or regional growth.

5.13 Traffic Impacts

Langan prepared a Traffic Impact Statement (TIS) which studied the site and four related
intersections (Appendix F — Traffic Impact Statement, bound separately). Based on the TIS
analysis, neither the new church parking nor the warehouse development would not have a
significant impact on surrounding intersections. The proposed driveway alignments will
provide sufficient access and clear sightlines for drivers entering, exiting, and passing the
site. The project would not have an adverse impact regarding traffic.

5.14 Health, Safety and Well-Being of the Public

The project site is not a residential area, and no residents are adjacent to the site. The project
replaces an existing office/commercial building with a warehouse building. For the reasons
noted in the EA, neither the development nor operation of the project would adversely impact
the health, safety, and well-being of the public.

13

LANGAN



6.0 ALTERNATIVES
6.1 No Build Alternative

Under the no-action alternative, the project would not be constructed, and the existing
building and parking areas would remain.

6.2 Other Alternatives

The applicant has not formally considered other alternatives for the project site. The B-I zoning
district regulations permit many light industrial and commercial uses, per Section 3.1 of the
EA. Given the site history, the existing conditions, and the lack of demand for office,
continued office use is not likely. Several of the B-l zoning district permitted uses, may be
more intense than the proposed warehouse use.
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