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March 17, 2026     
TODOV26301 
  
Paula Mendelsohn  
Board Secretary 
37 North Sussex Street 
Dover, NJ 07801 
 
RE: ADMINISTRATIVE COMPLETENESS REVIEW LETTER 

Antonio Poccia 
86 Millbrook Avenue 
Block 1708 Lot 1 
App No: Z26-01 
App Type: Variance Relief – “hardship” (NJSA 40:55D-70c(1)) 
Zone: R-2 (Single Family-5,000 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. Transmittal Letter prepared by Douglas J. Kinz, dated March 11, 2026 
2. Land Use Application 
3. Development Checklist – Administrative 
4. Variance & Waiver of Site Plan Checklist 
5. Descriptive Statement prepared by Douglas J. Kinz, dated March 11, 2026 
6. Proof of Payment of Taxes 
7. Deed of the Property 
8. Document entitled “Topographic Survey” prepared by FC Meola LLC Engineering and Land Surveying, dated 

August 9, 2024 
9. 200’ Property Owner’s List prepared by the Town of Dover Planning & Zoning Department dated March 11, 2026 
10. Receipt of Payment for Application Fee and Escrow 
11. Document entitled “Site Plan” prepared by FC Meola LLC Engineering and Land Surveying, dated January 3, 

2018, last revised February 26, 2026 

SUMMARY OF APPLICATION 
The subject property identified as Block 1708 Lot 1 within the Town of Dover and Block 133, Lot 1 within the Township 
of Randolph currently consists of wooded, vacant land within the R-2 Single-Family District. The Applicant proposes to 
redevelop the site into one (1) single family dwelling consisting of a 1,375 SF footprint with an associated 12’ wide 
paved access driveway and retaining walls. Site improvements consist of grading, drainage and landscaping. This 
application was previously filed before the Dover Planning Board for site plan approval and a steep slope variance. The 
Planning Board determined that site plan approval is not required for developing the property as a single-family 
residence, so the application was withdrawn and is being refiled before the Dover Zoning Board of Adjustment for the 
steep slope variance. 
 
Pennoni has reviewed the submitted documentation in accordance with the Town of Dover Ordinance §236-53, we offer 
the following comments: 
 

1. Per the Development Checklist – Administrative, a complete submission package with appropriate fee, for the 
Morris County Planning Board for all applicable applications is noted as not applicable. 

a. Millbrook Avenue is identified as Morris County Route 656; therefore, an application to the Morris 
County Planning Board is required for the proposed 12’ wide paved access driveway. 

 
It is our opinion that the submission does meet the criteria required to be deemed complete at this time. 
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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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March 17, 2026     
TODOV26301 
  
Paula Mendelsohn  
Board Secretary 
37 North Sussex Street 
Dover, NJ 07801 
 
RE: ENGINEERING REVIEW LETTER #1 

Antonio Poccia 
86 Millbrook Avenue 
Block 1708 Lot 1 
App No: Z26-01 
App Type: Variance Relief – “hardship” (NJSA 40:55D-70c(1)) 
Zone: R-2 (Single Family-5,000 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. Transmittal Letter prepared by Douglas J. Kinz, dated March 11, 2026 
2. Land Use Application 
3. Development Checklist – Administrative 
4. Variance & Waiver of Site Plan Checklist 
5. Descriptive Statement prepared by Douglas J. Kinz, dated March 11, 2026 
6. Proof of Payment of Taxes 
7. Deed of the Property 
8. Document entitled “Topographic Survey” prepared by FC Meola LLC Engineering and Land Surveying, dated 

August 9, 2024 
9. 200’ Property Owner’s List prepared by the Town of Dover Planning & Zoning Department dated March 11, 2026 
10. Receipt of Payment for Application Fee and Escrow 
11. Document entitled “Site Plan” prepared by FC Meola LLC Engineering and Land Surveying, dated January 3, 

2018, last revised February 26, 2026 

SUMMARY OF APPLICATION 
The subject property identified as Block 1708 Lot 1 within the Town of Dover and Block 133, Lot 1 within the Township 
of Randolph currently consists of wooded, vacant land within the R-2 Single-Family District. The Applicant proposes to 
redevelop the site into one (1) single family dwelling consisting of a 1,375 SF footprint with an associated 12’ wide 
paved access driveway and retaining walls. Site improvements consist of grading, drainage and landscaping. This 
application was previously filed before the Dover Planning Board for site plan approval and a steep slope variance. The 
Planning Board determined that site plan approval is not required for developing the property as a single-family 
residence, so the application was withdrawn and is being refiled before the Dover Zoning Board of Adjustment for the 
steep slope variance. 
 
A. SUMMARY OF VARIANCES & WAIVERS 

1. The Applicant has requested a variance for the disturbance of 263 SF within critical slope areas. Critical slope 
areas are defined as previously undeveloped areas having a grade of 25% or greater. Per §236-21.2.B.(2)(a), 
there shall be no site disturbance, no structures, and no impervious coverage permitted within critical slope 
areas. Driveways are excluded from this limitation, however, they must be designed and constructed with a 
maximum grade of 15% at any point and disturb no more than 25 feet of width parallel to the driveway. 
Testimony shall be provided regarding the exclusion of the area within 25’ from the edge of the driveway for 
the disturbance calculation. The 263 SF is the area disturbed outside of 25’ from the driveway. 
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2. The Applicant is requesting a variance for a lot coverage of 4,595 SF. Per the Town of Dover Zoning Table last 
revised April 17, 2008, the maximum lot coverage permitted is 65% or 4,300 SF, whichever is smaller. 

 
3. The Applicant has requested a waiver for the following items and testimony shall be provided addressing each: 

i. Environmental Impact Statement in accordance with the requirements of §236-63 Environmental 
impact statement 

ii. Certification from the applicant's engineer on any development application stating that no wetlands 
exist on the property in question, in accordance with the requirements of N.J.A.C. 7:7A, as amended 
and supplemented, or, in the alternative, any of the following: 

a) An exemption certificate issued by the New Jersey Department of Environmental Protection 
indicating that no wetlands exist on the property in question. 

b) A wetlands permit issued pursuant to the New Jersey Administrative Code. 
c) A certification by the applicant's engineer that application has been made to the New Jersey 

Department of Environmental Protection for an exemption or wetlands permit. 
d) The applicant shall, in addition, submit a map delineating the wetlands if, in fact, wetlands exist 

on the property. 
 

B. SITE PLAN 
1. The Applicant shall provide architectural plans addressing building materials and colors for all faces of the 

proposed building.  
 

2. The plan shall be revised to include a statistical area summary table indicating compliance with the Town’s 
lighting ordinance.  

 
3. It appears Sheet 2 of 3 shows the proposed utility connections for water, gas, and sanitary, but not for electric. 

Please revise the plan to show the utility connection for electric. 
 

4. The Applicant shall provide will-serve letters from the various utility companies for water, sewer, gas, and 
electric confirming that utility service can be provided to the proposed dwelling. 

 
5. The Applicant shall provide testimony regarding how stormwater will be managed.  

a. It appears the proposed limit of disturbance is less than one acre, so this application does not qualify 
for a major development per NJAC 7:8; however, an analysis needs to be completed showing that post 
construction peak flows are reduced from pre-construction peak flows for stormwater runoff. 

b. Stormwater shall not sheet flow from the property to adjacent properties. It appears that the design 
intent is for overflow of stormwater to flow towards the southwestern corner of the site if the proposed 
system capacity is exceeded. Testimony shall be provided.  

c. It appears that the Applicant is proposing drywells. A note shall be added to the plans indicating that 
infiltration testing in accordance with current NJDEP requirements shall be performed by the Applicant, 
and observed by the Town of Dover, prior to installation of the drywells.  

i. Testimony shall be provided regarding the installation of these drywells. The detail provided 
indicated an approximately 11’ deep structure that is proposed to be installed near the existing 
sanitary line.  

d. The Applicant shall provide routing calculations supporting the proposed pipe sizes and slopes. These 
calculations should include both pervious and impervious runoff to ensure capacity.  
 

6. The Applicant shall review the proposed sanitary connection invert elevations and slope of the 4” PVC pipe 
from the proposed house and revise as necessary. It appears that the pipe is proposed at a 41.56% slope based 
on the provided inverts for the pipe connecting to the existing main (INV IN 686.35) and the proposed clean out 
(INV 693).  
 

7. The Applicant has prepared a Tree Replacement Table per Ordinance No. 01-2025. Sheet 1 shows that fourteen 
(14) trees are to be removed, twenty-nine (29) are required to be replaced, and twenty (20) are proposed. The 
Applicant shall provide testimony regarding which option will be taken below: 

a. Revise the plan to show where nine (9) additional trees with a minimum DBH of 2” can be planted to 
meet the tree replacement criteria, or 
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b. Pay a fee to the tree preservation fund. The fee is calculated based on the Replacement Tree Value 
Calculations Table on Page 5.  

c. Additionally, the American Yellowwood is not on the preferred Tree List prepared by the Dover Shade 
Tree Commission on Page 6. The plan shall be revised to show an alternate species. 

 
8. As the total limit of disturbance exceeds 5,000 square feet, the Applicant shall apply for a soil erosion and 

sediment control permit with the Morris County Soil Conservation District. The Applicant shall provide a copy 
of the certification as a condition of approval. 
 

9. Per the Site Plan, Sheet 1, a 12’ wide paved access driveway is proposed on Millbrook Avenue, which is identified 
as Morris County Route 656. An application to the Morris County Planning Board is required. The Applicant shall 
submit the results of that application upon receipt.  

 
10. The plans shall be revised to provide the following construction details: 

 
a. “Sanitary Cleanout” 
b. “Overflow Reverse Elbow” 

 
C. MISCELLANEOUS 

1. The Applicant shall obtain all other applicable approvals required by outside agencies, including but not limited 
to the Morris County Soil Conservation District, Morris County Planning Board, the Town of Dover Building 
Department, the Department of Public Works, etc. Copies of said approvals shall be provided upon receipt. 
 

We reserve the right to present additional comments, variances, and/or design waivers pending testimony of the 
Applicant before the Board. The Applicant shall submit a point-by-point response letter to accompany any revised 
submission detailing how each of the above is being addressed. Should you have any questions, please do not hesitate 
to contact us. 
 
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 
































