




























































 

1085 Raymond Boulevard, Suite 2102 T: 973-265-9775 www.pennoni.com 
Newark, NJ 07102  Page 1 of 1 

December 26, 2025     
TODOV25212 
  
Paula Mendelsohn  
Board Secretary 
37 North Sussex Street 
Dover, NJ 07801 
 
RE: ADMINISTRATIVE COMPLETENESS REVIEW LETTER 

WW REALTY HOLDINGS, LLC 
90 1/2 West Blackwell Street 
Block 512, Lot 13 
App No: P25-12 
App Type: Preliminary and Final Major Site Plan/Variance Relief – “hardship” (NJSA 40:55D-70c(1)) 
Zone: R-3 (Double Family – 7,500 SF) 
 

Dear Ms. Mendelsohn, 
 
As requested, Pennoni is pleased to have reviewed the above-mentioned application for Administrative Completeness. 
The following is a summary of the documents that were reviewed as part of this effort: 

1. Land Use Application 
2. Development Checklist – Administrative 
3. Preliminary Major Site Plan Development Checklist 
4. Final Major Site Plan Checklist 
5. Certificate of Paid Taxes 
6. Resolution prepared by Town of Dover Board of Adjustment dated August 13, 2014 
7. Resolution prepared by Town of Dover Board of Adjustment dated May 13, 2009 
8. Survey entitled, “Topographic Survey of Property” prepared by Lakeland Surveying, dated October 16, 2025 
9. Plans entitled, “Preliminary & Final Major Site Plans for 90 1/2 West Blackwell Street” prepared by Roth 

Engineering dated November 24, 2025, consisting of two (2) sheets 
10. Plans entitled, “Alteration to Building for 2 Family Dwelling for: Michael Furrey” prepared by Charles Schaffer 

Associates LLC, dated September 10, 2025, consisting of two (2) sheets 
11. Deed of the Property 
12. Receipt of payment for Application Fee and Escrow 

SUMMARY OF APPLICATION 
The subject property identified as Block 512, Lot 13 currently contains a vacant 2-story commercial building, formerly 
known as Agra Environmental & Laboratory Services which is a pre-existing nonconforming use. The Applicant 
proposes to convert the existing building to a 2-Family Dwelling (Two 3-Bedroom Units), which is a permitted use in the 
R-3 Zone. Associated external improvements include a retaining wall, extended walkway, and the replacement of 
existing windows.  
 
Pennoni has reviewed the submitted documentation in accordance with the Town of Dover Ordinance §236-53. It is our 
opinion that the submission does meet the criteria required to be deemed complete at this time.  
 
If you have any questions regarding this matter, please do not hesitate to contact our office. 
 
Sincerely,  
PENNONI ASSOCIATES INC.                 
        
 
Stephen Hoyt, PE                                   
Board Engineer 
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ZONING TABLE

BLOCK 512, LOT 13 (90 ½  WEST BLACKWELL STREET)

TOWN OF DOVER, MORRIS COUNTY, NEW JERSEY

LOT AREA = 3,159.0 SF (0.073 ACRES)

ZONE: R-3 (DOUBLE FAMILY ZONE DISTRICT)

EXISTING USE: VACANT 2-STORY COMMERCIAL BUILDING, FORMERLY AGRA ENVIRONMENTAL & LABORATORY SERVICES WHICH IS A PRE-EXISTING NONCONFORMING USE

PROPOSED USE: EXISTING BUILDING TO BE CONVERTED TO A 2-FAMILY DWELLING (TWO 3-BEDROOM UNITS) WHICH IS A PERMITTED USE IN THE R-3 ZONE

BULK REQUIREMENTS

PERMITTED

(FOR 2-FAMILY DWELLINGS)

EXISTING PROPOSED

Minimum Lot Area
7,500 SF 3,159 SF

NO CHANGE (VARIANCE)

Minimum Lot Width at the Street Line 75 Feet 52.65 Feet

NO CHANGE (VARIANCE)

Minimum Principal Building Front Yard Setback

18.2 Feet

In blocks where more than 50% of the

properties abutting a common street line

are developed, the front yard of the

principal building may be the average of

all the existing setbacks but in no case

less than 10 feet.

Average setback is 18.2 Feet (see below)

14.5 Feet to Building Line

Covered overhang encroaches by 0.8 Feet

NO CHANGE (VARIANCE)

Minimum Principal Building Side Yard Setback (One)

10 Feet

6.0 Feet to East Property Line

1.7 Feet to West Property Line

NO CHANGE to East Property Line (VARIANCE)

6.0 Feet to West Property Line (VARIANCE)

Minimum Principal Building Side Yard Setback (Total)

25 Feet 7.6 Feet

12.0 Feet (VARIANCE)

Minimum Principal Building Rear Yard Setback

30 Feet 5.3 Feet

NO CHANGE (VARIANCE)

Maximum Building Coverage

25% 61.4%

60.2% (VARIANCE)

Maximum Lot (Impervious) Coverage

65% (2,053 SF)

Based on the smaller of 65% or 4,300 SF

71.4%

71.3% (VARIANCE)

Maximum Principal Building Height

2 

1

2

 Stories and 35 Feet 2 Stories and 21.9 Feet NO CHANGE

Minimum Floor Area

Minimum gross floor area of 800 SF per

dwelling unit

N/A

1,616 SF per dwelling unit

Minimum Off-Street Parking

4 total spaces are required

Based on 2 spaces required for a

3-bedroom unit

0 Existing Spaces

(Pre-existing nonconforming condition)

0 Proposed Spaces (VARIANCE)
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OWNER / APPLICANT:

ZONE: R-3 (DOUBLE FAMILY ZONE DISTRICT)

PRELIMINARY & FINAL MAJOR SITE PLANS FOR 

BLOCK 512, LOT 13

TOWN OF DOVER, MORRIS COUNTY, NEW JERSEYINDEX OF SHEETS
SHEET DESCRIPTION

1 COVER SHEET

2 SITE PLAN

90 1/2 W BLACKWELL ST
WW REALTY HOLDINGS, LLC

DOVER, NJ 07801
(973) 600-7851

90 ½  WEST BLACKWELL STREET

200' PROPERTY OWNERS LIST 

REFERENCES/NOTES:

1. THE INTENTION OF THIS PLAN IS TO SHOW THE PROPOSED CHANGE IN USE FOR THE PROPERTY AND RELATED SITE IMPROVEMENTS.

2. EXISTING CONDITIONS SHOWN HEREON IS BASED ON A SURVEY ENTITLED "TOPOGRAPHIC SURVEY OF PROPERTY, TAX LOT 13 - BLOCK 512, 90

1

2

 WEST BLACKWELL STREET ,

TOWN OF DOVER, MORRIS COUNTY, NEW JERSEY" PREPARED BY LAKELAND SURVEYING DATED OCTOBER 16, 2025.

3. REFER TO ARCHITECTURAL PLANS PREPARED BY CHARLES SCHAFFER ASSOCIATES, LLC ARCHITECT - PLANNER FOR PROPOSED BUILDING IMPROVEMENTS.

4. THE NEW JERSEY DEPARTMENT OF ENVIRONMENTAL PROTECTION GEO-WEB MAPPING DOES NOT REVEAL ANY WETLANDS AND/OR WETLAND TRANSITION AREAS ON THE

SUBJECT PROPERTY. THIS STATEMENT IS BASED ON THE NJDEP RESOURCE MAPPING AND DOES NOT QUALIFY AS A FORMAL INTERPRETATION OR WETLAND ABSENCE

DETERMINATION.

5. THE PROJECT SITE IS IN ZONE X (AREAS DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE FLOODPLAIN) BASED ON THE FLOOD INSURANCE RATE MAP NUMBER

34027C0139F WITH A REVISED PRELIMINARY DATE OF FEBRUARY 26, 2016.  THE FLOODPLAIN IS NOT ON THE SUBJECT PROPERTY.

6. THIS PROJECT IS NOT A MAJOR STORMWATER DEVELOPMENT SINCE THE PROPOSED DISTURBANCE OF LAND SINCE FEBRUARY 2, 2004 IS LESS THAN ONE ACRE, THE

PROPOSED REGULATED IMPERVIOUS SURFACE SINCE FEBRUARY 2, 2004 IS LESS THAN ONE-QUARTER ACRE, AND THE PROPOSED REGULATED MOTOR VEHICLE SURFACE

SINCE MARCH 2, 2021 IS LESS THAN ONE-QUARTER ACRE.

7. UTILITIES SHOWN HEREON ARE BASED ON ABOVE GROUND OBSERVATIONS ONLY IN ACCORDANCE WITH FIELD MARK-OUTS AND/OR PHYSICAL LOCATIONS OBSERVED DURING

CONSTRUCTION.  CONNECTIONS BETWEEN STRUCTURES, IF SHOWN, ARE BASED ON SAID MARK-OUTS AND OCCUPATIONS AND MAY NOT REPRESENT ACTUAL BELOW GROUND

CONDITIONS.

8. THIS PLAN DOES NOT INCLUDE STAKEOUT OF PROPERTY AND PROPOSED STRUCTURES.

9. PRIOR TO ANY CONSTRUCTION OR SITE PREPARATION ACTIVITY, THE CONTRACTOR SHALL COMPLETE THE FOLLOWING:

· VERIFY THE PLANS CONTAIN THE RAISED SEAL OF THE ENGINEER AND DISPLAY THE LATEST REVISION AS “ISSUED FOR CONSTRUCTION.”  THE USE OF ANY OTHER PLANS IS

AT THE CONTRACTOR'S RISK.

· VERIFY THE INFORMATION SHOWN ON THESE PLANS IS CONSISTENT WITH THE INFORMATION SHOWN ON ALL OTHER PLANS (ARCHITECTURAL, LANDSCAPING, ETC.) BEING

USED FOR CONSTRUCTION OF THE PROJECT. ALSO, VERIFY THE PLANS ARE CONSISTENT WITH ALL CONDITIONS AND REQUIREMENTS SET FORTH IN THE PERMITS.  REPORT

ANY DISCREPANCIES/INCONSISTENCIES TO THE OWNER AND THE DESIGN ENGINEER PRIOR TO ANY CONSTRUCTION.

· DETERMINE ALL APPLICABLE SPECIFICATIONS, AS WELL AS ALL REQUIREMENTS FOR SHOP DRAWINGS, INSPECTIONS AND TESTING APPLICABLE TO PROJECT BY

CONTACTING THE LOCAL BUILDING OFFICIAL, MUNICIPAL ENGINEER AND EACH AFFECTED UTILITY COMPANY (OR AGENCY).  IN THE EVENT OF A CONFLICT BETWEEN ANY

SPECIFICATIONS AND THE INFORMATION SHOWN ON THESE PLANS, THE DESIGN ENGINEER AND THE OWNER SHALL BE NOTIFIED IN ORDER TO RESOLVE THE CONFLICT

PRIOR TO ANY CONSTRUCTION.

10. THE PROPOSED GRADING IS DESIGNED TO TIE INTO EXISTING TOPOGRAPHIC CONDITIONS WITHOUT AN ADVERSE GRADING OR DRAINAGE IMPACT AND THAT ALL

DISTURBANCE AND GRADING CAN BE LIMITED TO WITHIN THE PROPERTY IN QUESTION.  IN ADDITION, THE CONTRACTOR IS RESPONSIBLE FOR THEIR OWN VERIFICATION OF

EXISTING TOPOGRAPHIC INFORMATION, SHOULD THERE BE ANY SUSPECTED DISCREPANCIES WITH THE TOPOGRAPHY DEPICTED ON THE PLANS AND ACTUAL PHYSICAL

CONDITIONS.   ANY CONFIRMED DISCREPANCY IDENTIFIED BY THE CONTRACTOR'S VERIFICATION SHALL BE REPORTED TO THE ENGINEER FOR RESOLUTION PRIOR TO ANY

SITE DISTURBANCE.  ONCE ANY SITE DISTURBANCE OCCURS, THE CONTRACTOR SHALL HAVE NO CLAIM FOR EXTRA WORK BASED UPON SUSPECTED OR CONFIRMED

TOPOGRAPHIC DISCREPANCIES.

11. THE CONTRACTOR IS SOLELY RESPONSIBLE FOR CONSTRUCTION SITE SAFETY AND FOR DETERMINING THE MEANS AND METHODS FOR ALL CONSTRUCTION ACTIVITIES.  ALL

SAFETY PRECAUTIONS MUST BE UNDERTAKEN AND MAINTAINED AS REQUIRED BY LOCAL, STATE AND FEDERAL CODES.

12. THE CONTRACTOR IS AWARE THAT IF STORMWATER RUNOFF DRAINAGE PROBLEMS OCCUR ON THEIR PROPERTY AND/OR NEIGHBORING PROPERTIES AS A RESULT OF THE

PROPOSED IMPROVEMENTS OR DURING CONSTRUCTION, IT IS THE PROPERTY OWNER'S RESPONSIBILITY TO REMEDY THAT DRAINAGE ISSUE.

13. CONTRACTORS AND SUBCONTRACTORS ARE RESPONSIBLE FOR MAKING THEIR OWN DETERMINATIONS REGARDING SUBSURFACE CONDITIONS, INCLUDING BUT NOT LIMITED

TO SOIL CHARACTERISTICS, AS WELL AS DEPTH TO ROCK AND GROUNDWATER.  THE DESIGN ENGINEER WAS NOT CONTRACTED TO MAKE ANY SUCH DETERMINATIONS.

14. SOIL EROSION AND SEDIMENT CONTROL MEASURES SHALL BE INSTALLED PRIOR TO THE START OF CONSTRUCTION AND MAINTAINED DURING CONSTRUCTION IN

ACCORDANCE WITH THE LOCAL SOIL CONSERVATION DISTRICT'S REQUIREMENTS.

15. DEVIATIONS FROM THE APPROVED PLAN MUST BE APPROVED BY THE TOWNSHIP ENGINEER IN WRITING PRIOR TO THE CHANGE. ANY DEVIATIONS FROM THE APPROVED PLAN

WITHOUT PRIOR APPROVAL WILL RENDER ANY PERMITS OR APPROVALS NULL AND VOID AND MAY BE SUBJECT TO ENFORCEMENT DIRECTIVES.

16. ANY DAMAGE TO PUBLIC OR PRIVATE ROADWAYS SHALL BE REPAIRED BY THE CONTRACTOR AT THE DIRECTION OF THE TOWNSHIP ENGINEER PRIOR TO THE ISSUANCE OF A

CERTIFICATE OF OCCUPANCY.

UTILITY COMPANY LIST

APPROVALS:

DATE

DATE

DATE

BOARD ENGINEER

BOARD CHAIRPERSON

BOARD SECRETARY

I HAVE REVIEWED THIS SITE PLAN AND CERTIFY THAT IT COMPLIES

WITH ALL APPROVALS GRANTED BY THE APPROVING AUTHORITY.

APPROVED BY THE PLANNING BOARD OF THE TOWN OF DOVER.

LOCATION MAP

SCALE: 1"= 1,000'

(REFERENCE: DOVER, NJ USGS MAP)

ZONING MAP

SCALE: 1"= 150'

(REFERENCE: TOWN TAX MAP SHEETS 5 & 12)

PROJECT

SITE

AutoCAD SHX Text
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SITE PREPARATION PLAN

10 20

SCALE: 1"=10'

40 ft.0

PROPOSED CONDITIONS

10 20

SCALE: 1"=10'

40 ft.0

UTILITY NOTE: EXISTING UTILITY SERVICES

TO BE USED FOR BUILDING UNLESS UTILITY

SERVICE UPGRADES ARE REQUIRED

BASED ON ARCHITECTURAL REVIEW AND

COORDINATION WITH UTILITY COMPANIES.

ROAD OPENING PERMIT(S) FOR UTILITY

WORK TO BE OBTAINED IF REQUIRED.
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