








 
 

 

 

 

 

To:   Dover Planning Board 

From:  Dover Shade Tree Commission 

Date:  November 3, 2025 

RE:  Review of Site Plan 

P25-07: 58 N. Sussex Street [Block 1325, Lot 16] 

 

Dear Members of the Planning Board: 

 

The Dover Shade Tree Commission has reviewed the submitted site plans for the proposed expansion of 

the existing downtown building at 58 N. Sussex Street and offers the following comments and 

recommendations. 

 

After careful review, the Commission refuses the plans as submitted due to deficiencies related to 

landscaping and tree preservation. The plans include a note stating “no landscaping,” which the 

Commission formally rejects. We believe that the incorporation of planters, street trees, or other forms of 

greenery is essential to preserving the character of the downtown area and maintaining the environmental 

and aesthetic balance of our community. 

 

Should new trees or plantings be included in the revised plans, they must be properly maintained to ensure 

long-term health and survival. In addition, if any of these trees or plantings die or fail to thrive, the 

expectation is that they will be replaced. The applicant is encouraged to contact the Dover Shade Tree 

Commission for guidance on appropriate species, as not all trees or plantings are suitable for every location. 

The Commission’s goal is to ensure that the correct types are selected to preserve and strengthen the town’s 

overall tree canopy. 

 

If any existing trees are damaged during construction or as part of the building expansion, those trees must 

be replaced at the applicant’s cost. Furthermore, the applicant shall indemnify and hold harmless the Town 

of Dover and the Dover Shade Tree Commission from any costs, expenses, or liabilities arising from the 

damage or loss of any trees during the course of construction. 

 

As a reminder, should any trees ever be removed from the property, a tree-removal permit is required 

pursuant to Ordinance No. 01-2025. Compliance with this requirement is mandatory and ensures proper 

oversight of the town’s tree resources.  Failure to adhere to the terms of this ordinance may result in penalties 

being assessed to the property owner. 

 

The Commission recommends that the applicant consider incorporating planters or compact urban tree 

species to complement the downtown landscape and enhance the pedestrian experience. 

 

Finally, we respectfully request that all of these requirements be incorporated into the Planning Board’s 

Resolution of Approval to ensure full compliance with Dover’s tree protection and landscaping standards. 

 

We appreciate the opportunity to provide input and thank the Planning Board for its continued commitment 

to preserving and enhancing Dover’s downtown tree canopy. 
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October 3, 2025      
TODOV25207 
  
Paula Mendelsohn  
Board Secretary 
37 North Sussex Street 
Dover, NJ 07801 
 
RE: ADMINISTRATIVE COMPLETENESS REVIEW LETTER 

Excel Treatment Center Mgmt., LLC / Michael Frank, Authorized Representative 
58 North Sussex Street 
Block 1325 Lot 16 
App No: P25-07 
App Type: Minor Site Plan/Variance Relief – “substantial benefit” (NJSA 40:55D-70c(2)) 
Zone: C-1 (Retail Commercial) 
 

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

1. Cover Letter 
2. Receipt of payment for Application Fee and Escrow 
3. Land Use Application for the above referenced project 
4. Rider to Application 
5. Development Checklist – Administrative 
6. Site Plan - Minor Development Checklist 
7. Variance and Waiver of Site Plan Checklist 
8. Deed of the Property and Legal Description 
9. Certification of all paid taxes on property 
10. Final Board Property Compliance Certificate 
11. Document entitled “Property Survey” prepared by Greenaway Surveying, dated April 5, 2022 
12. Plan entitled “Site Notes” prepared Fox Architectural Design PC, dated July 8, 2025  
13. Plan entitled “Proposed Elevation” prepared Fox Architectural Design PC, dated July 8, 2025 
14. Plan entitled “Existing Floor Plans” prepared Fox Architectural Design PC, dated July 8, 2025 
15. Plan entitled “Proposed Floor Plans” prepared Fox Architectural Design PC, dated July 8, 2025 

SUMMARY OF APPLICATION 
The subject property identified as Block 1325 Lot 16 currently consists of a 2 1/2-story building with an asphalt parking 
lot behind the building within the C-1 Retail Commercial District. Under existing conditions, the 1st floor is a professional 
office (outpatient clinic), and the second/third floor consists of one (1) apartment unit. The Applicant proposes a new 
18’x17’ addition to the third floor and to raise the existing ceiling to make it more usable for office space. The Applicant 
also proposes renovations to the second floor for office space and to provide façade upgrades along North Sussex 
Street. The professional office on the 1st floor is to remain unchanged. The application is exempt from Morris County 
Planning Board review. 
 
Pennoni has reviewed the submitted documentation in accordance with the Town of Dover Ordinance §236-53, we offer 
the following comments: 
 

1. The Applicant shall prepare a parking calculation per §236-43(O) demonstrating that the existing number of 
parking spaces can accommodate the proposed uses. 

 
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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October 13, 2025      
TODOV25207 
  
Paula Mendelsohn  
Board Secretary 
37 North Sussex Street 
Dover, NJ 07801 
 
RE: ENGINEERING REVIEW LETTER #1 

Excel Treatment Center Mgmt., LLC / Michael Frank, Authorized Representative 
58 North Sussex Street 
Block 1325 Lot 16 
App No: P25-07 
App Type: Minor Site Plan/Variance Relief – “substantial benefit” (NJSA 40:55D-70c(2)) 
Zone: C-1 (Retail Commercial) 
 

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

1. Cover Letter 
2. Receipt of payment for Application Fee and Escrow 
3. Land Use Application for the above referenced project 
4. Rider to Application 
5. Development Checklist – Administrative 
6. Site Plan - Minor Development Checklist 
7. Variance and Waiver of Site Plan Checklist 
8. Deed of the Property and Legal Description 
9. Certification of all paid taxes on property 
10. Final Board Property Compliance Certificate 
11. Document entitled “Property Survey” prepared by Greenaway Surveying, dated April 5, 2022 
12. Plan entitled “Site Notes” prepared Fox Architectural Design PC, dated July 8, 2025  
13. Plan entitled “Proposed Elevation” prepared Fox Architectural Design PC, dated July 8, 2025 
14. Plan entitled “Existing Floor Plans” prepared Fox Architectural Design PC, dated July 8, 2025 
15. Plan entitled “Proposed Floor Plans” prepared Fox Architectural Design PC, dated July 8, 2025 

SUMMARY OF APPLICATION 
 
The subject property identified as Block 1325 Lot 16 currently consists of a 2 1/2-story building with an asphalt parking 
lot behind the building within the C-1 Retail Commercial District. Under existing conditions, the 1st floor is a professional 
office (outpatient clinic), and the second/third floor consists of one (1) apartment unit. The Applicant proposes a new 
18’x17’ addition to the third floor and to raise the existing building height by 1’ foot to make it more usable for office 
space. The Applicant also proposes renovations to the second floor for office space and to provide façade upgrades 
along North Sussex Street. The professional office on the 1st floor is to remain unchanged. The application is exempt 
from Morris County Planning Board review. 
 
A. SUMMARY OF VARIANCES & WAIVERS 

 
1. The Applicant has requested a variance for the non-conforming roof line setback of 0 feet for the proposed 

third floor. Per §236-17.D.(3), the roof line of all floors above the second shall be set back from the side building 
line a horizontal distance equivalent to 1/2 the vertical height of the respective roof line. 
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2. The Applicant has requested a waiver for the following items and testimony shall be provided addressing each: 
 
a. Environmental impact statement in accordance with the requirements of § 236-63, Environmental 

impact statement 
b. Existing and proposed contours (two-foot intervals) and elevations 
c. Delineation of all freshwater wetlands areas as defined under N.J.A.C. 7:7A-1.3 – Freshwater Wetlands 

Protection Act Rules, on the property and within 50 feet of the property. All regulated Activities as 
defined in N.J.A.C. 7:7A-1.3 – Freshwater Wetlands Protection Act Rules, shall be delineated and 
identified on the plan. 

d. Delineation of all floodways, flood hazard areas and riparian zones for regulated water on the property 
and within 50 feet of the property, including the top of bank, floodway line(s), flood hazard area limit 
line(s) and the flood hazard area design flood elevation. All regulated activities as defined in N.J.A.C. 
7:13, Flood Hazard Area Control Act Rules, shall be delineated and identified on the plan. If none of 
these items exist on the property or within 50 feet of the property, a note stating such shall be provided 
on the plan. 
 

B. SITE PLAN 
 

1. The Applicant shall revise the Certification box on sheet Z1 to replace “Land Use Board” with “Planning Board”. 
 

2. The Applicant shall revise the plans to address building materials and colors for the North Sussex Street and 
rear building elevations.  

 
3. The Applicant shall provide testimony regarding §236-17.G (2)(b) regarding on-site parking requirements.  

 
4. The Applicant shall provide testimony regarding the proposed days and hours of operation.  

 
5. The Applicant shall provide testimony regarding site access and circulation. This testimony shall also address 

how trash/recycling will be handled.  
 

6. The Applicant shall provide testimony regarding any proposed lighting associated with the site improvements. 
The plan shall be revised to include a table indicating compliance with the Town’s ordinance. 

 
7. The Applicant shall include the required roof line setback within the Area and Bulk Requirements on Sheet Z1. 

 
8. The Applicant shall provide testimony regarding any proposed signage and it’s conformance with the zoning 

ordinance requirements.  
 

9. It is noted that the site is located within an NJDEP Flood Hazard area. The Applicant shall be responsible for 
obtaining any applicable NJDEP permits to facilitate this proposed expansion.  

 
10. The Applicant shall provide testimony regarding the existing utilities detailing specifically any proposed 

increase in water and sewer capacity for the proposed expansion.   
 

11. The subject property is located with the Blackwell Street Historic District Area and is subject to the approval of 
the historic commission.  

 
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, 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. We would appreciate 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. 
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Sincerely,  
PENNONI ASSOCIATES INC.                 
        
 
Stephen Hoyt, PE                                   
Board Engineer 
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