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Introduction

The property known as 17 Cleveland Terrace, Block 175.14, Lot 10 in the Township of West Orange. The
property is 18,307.9 SF (.42 Acres) which is conforming to the lot area requirements of the R-5 Zone District.
The property has an exceptional topographic condition that creates practical difficulties for the applicant to
comply with the ordinance requirements.

The applicant proposes a new driveway to the garage with milder slopes to allow safe access to the house and
improvement to the rear yard to create useable living space. The work as proposed requires variance relief
for steep slope disturbance, impervious coverage in the front yard and height of retaining wall.

Existing Conditions

LOCATION MAP

NTS
SOURCE: GOOGLE MAPS

The property is located on Cleveland Terrace uphill from Pleasant Valley Way on the slope of the Second
Watchung Mountain as seen in the location map above.
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Photo 1 The front of the subject property under construction with a conforming addition. The existing
driveway going straight up from the street has an average slope of 23%.
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Photo 2. House immediately to the south on Cleveland. Note parking area in the street Right of Way and
stairs with a railing on the right side.
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Photo 3. 2™ house to the South on Cleveland. Similar paved parking area in the street Right of Way

Photo 4 House immediately to the North on Cleveland. Note railing on wall coming down from the garage.

Anderson Consulting Services LLC 40 Miller Drive, Boonton, NJ 07005 973-975-0703 (O) 973-886-7336 (C) FAndersonpe@gmail.com



COLO%  SLOPL CHISTINGLET PLRMITTLD LegT FROPOSED LGT
HANGE

[FZRCINT | PERCENT | #efA | FERCENT | AREA | FERCENT | ARZA | STATUS
095 138 2B 100 20 (100 |2¢80 ¢
(10345 | 134 249 60 1469 7506 180 |v
1 15-1999 | 15.1 ED an 1104 86 2383 L
(202655 | 25 &t 20 81 753 322 v
T 25%. 55.5 Wies o Q e 7850 v

Existing 2 Story
Frome Dwelling
Ra 17

LOWT OF DISTUR

LEGEND :

SLOPE MAP

SCALE: 1= 20'

18,716 SF

SLOPE 0999

SLOPE 1018,

SLOPE 15-19.

SLOPE 20-24.

SLOPE 25%.+

[ i
ALS

Anderson Consulting Services LLC

86.5% of the property is in a slope of greater than 10%. 55.5% is located on slopes greater than 25% where
no disturbance is permitted by ordinance Section 25-28.8b.
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SCALE: 1= 20'

To create a safer driveway with milder slopes to the street the applicant proposes a new driveway which is
longer and starts at a higher elevation. This creates increased front yard driveway coverage and requires
retaining walls that exceed 6 feet in height
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REQUIRED EXISTING PROPOSED CONMENT
LOT AREA 10,000 $F 18,307.9 5% ] 18.307.5 SF C
LOT AREA PER 10,000 SF 18307.9 5F 18,307.9 SF C
uNIT
LOT WIDTH 75 FT 100 5T [mo FT C
LFx 30ET 158 FY _32.0FT C I
SY 10 & BFTY 15.1 FT 151 FT& 172 FT | C
RY 05T 1283 F7 1099 FT C
BLD COVERAGE 35N 13.8% 13.8% C
LOT COVERAGE 45% l 13625F  18.4% l 5TTISF  315% (€ |
ACCESSORY 55T 15 FT 5FT C
L SETBACK PARKING | { |
MIN RES FLOOR 1600 SF 3616 SF 45616 %5 C
AREA
F¥ AREAFOR 303 591 SF/3408 15490 SF/3408 v
PARNING 17% &
BUILDING HEIGHT 2 K STY, 35FT 30.65FT | 30.65 FT C
RETAINING WALL HEIGHT B5FT. v

Variance Required

Section 25-28.8b — Disturbance of Steep Slopes:
o Slope 10 to 14.99% - 60% Maximum
= Proposed — 75.06%
o Slope 15 to 19.99% - 40% Maximum
= Proposed — 86%
o Slope 20 to 24.99% - 20% Maximum
= Proposed — 75.3%
o Slope 25% or greater — 0% Maximum
= Proposed — 77.5%
Section 25-8.4b — In all nonresidential districts, fences or walls not exceeding six feet in height shall be
permitted in the side and rear yards provided the fence or wall is not closer than five feet at any point
to a principal building in a residential district
o Walls greater than 6" height throughout the property, specifically located front yard along the
driveway.

Section 25-12.4b2 Front yard area for parking is limited to 30%, 58% is proposed.
C-1 Criteria
The property has an exceptional topographic condition that uniquely affects it. 55.5% of the lot is above 25%

which permits no disturbance. 86.5% of the total slopes on the property are in a regulated category. The
topographic condition creates a hardship in the applicant ability to conform to the zone requirements
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The topography also creates the steepness of the existing driveway that 23.3% is excessive and difficult to
walk up in dry weather. In snowy or wet weather, the navigation of the driveway would be unsafe with the
potential for cars to slide out into traffic or pedestrians falling. The desire to improve on this condition causes
the need for the a longer driveway starting at a higher grade on Cleveland Terrace to reduce the slope creating
the parking area and wall relief required.

C-2 Criteria
Having the longer driveway with milder slopes is a better alternative to the existing conforming solution
Safer with flatter drive which promotes the general welfare of the community.

Negative Criteria

With West Orange approaching full buildout, the Master Plan indicates that there is a need for creative
redevelopment. The variance relief requested allows the flexibility to have a creative solution that improves the
safety of the site access.

The neighboring house have similar issues with their existing drives, and they have added parking at the
street, stairs, and railings to improve site safety. The negative impact of the variance relief request would not
be significant as the neighbors all have their unique solution to the property slope problem. The impact is
further minimized with appropriate landscaping to soften the appearance and stormwater control to alleviate
any drainage concerns.

Summary
The variances are justified by both the C-1 and C-2 criteria.  The slopes onsite create hardship unique to this
lot and current driveway slope is dangerous and the general welfare of the immediate community would be

advanced with the variance approval for the milder sloped driveway. The benefit of the safer driveway
significantly outweighs any detriment created.

The variances may be granted without substantial detriment to the Master plan, ordinance, or neighborhood.
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