
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
January 25, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, January 25, 2016 at 6:30p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz 
Members Absent:
Mrs. Anne Maravic 
Mr. Martin Valenti 1st Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Mr. Gordon Meth, Traffic Consultant

Statement of Adequate Notice:

Mr. DeAngelis issued the following statement:

“I hereby announce and state that adequate notice of this meeting was provided by the Secretary of this Board by preparing a notice, specifying the time, date and place of this meeting; posting such notice on the bulletin board in the Municipal Building; filing said notice with the Clerk of the Borough forwarding the notice to the Florham Park Eagle, and forwarding, by mail and fax, the said notice to all persons on the request list, and that said notice will be included in the minutes of this meeting.  This action is in accordance with N.J.S.A. 10:4-6, et seq., “Open Public Meeting Act.”

Site Plan Waivers:


23 Vreeland Road, LLC


Application # 16SPW-1

23 Vreeland Road


change of tenancy


Block 301, Lot 13

Applicant is seeking approval for a change in tenancy.
Steven Schaffer, Esq. represented the applicant.  Mr. Peter Schofel, principle of Eastman Management (23 Vreeland Road, LLC) was sworn in an provided testimony.

Mr. Schaffer stated that the building is located in the C-1 zone and is used for general business offices such as law firms, insurance companies, and accounting firms.  It has 283 parking spaces, including handicapped spaces that have been added during recent renovations to the parking lot.
Mr. Schofel stated that the new tenant is Kukin & Bieg, PC which is a law firm that specializes in estate planning. They are taking over a 1835 square foot space that has been vacated by another law firm.  .  They will have 4-5 employees in total, including 2 attorneys.  There are only occasional client visits, approximately 4-5 per week.  

Eight parking spots are allocated for this space.  Mr. Schofel indicated that this is adequate for the applicant’s purposes since total employees will not exceed 5.  There are no exterior changes and only interior signage changes.
Mike Sgaramella verified that all required ADA parking spaces are now installed.  He agreed that there are excess parking conditions on the site.

Mr. Schofel confirmed that the building in 92% full.

There were no other questions or comments from the Board or Professionals or the public.

Mr. DeAngelis called for a motion.

Mr.  Guerin made a motion to approve the site plan waiver, second  Mr. Cannilla.

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.

On motion duly made and seconded, the meeting was adjourned at 6:50p.m.

January 25, 2016






Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
January 25, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, January 25 , 2016 at 7:00 p.m. in the Municipal Building, located at 111 Ridgedale Avenue, Florham Park, New Jersey
1.
Call to Order.

2.
Adequate notice has been given in accordance with the Sunshine Law.

3.
Announcement – There will be no new testimony after 9:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz 
Members Absent:
Mrs. Anne Maravic 
Mr. Martin Valenti (1st Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney

Mr. Gordon Meth, Traffic Consultant

Approval of Minutes:
1.
Approval of minutes from the January 11, 2016 meeting.
Mrs. Margulies   made a motion to approve the minutes, second  Mr. Cannilla
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

2.
Flo Park Associates, LLC


Application #15SPW-19

182 Ridgedale Avenue


facade improvement with sign variance


Block 1902, Lot 2

Applicant is seeking approval to add awnings to the building frontage facing Hanover Road with signage.

Mike Sgaramella confirmed that the moveable “No Parking” fire lane signs have been replaced as required.

Mr. Feith made a motion to approve the resolution, second by Mrs. Margulies.

Roll:  On a roll call vote all members present and eligible voted to approve the resolution.
3.
23 Vreeland Road, LLC


Application # 16SPW-1

23 Vreeland Road


change of tenancy


Block 301, Lot 13

Applicant is seeking approval for a change in tenancy.
Mr. Guerin made a motion to approve the resolution, second by Mrs. Margulies.

Roll:  On a roll call vote all members present and eligible voted to approve the resolution.
Preliminary & Final Major Subdivision:

4.
Advance at Park Place, LLC



Application #15MSD-1

210-230 Park Avenue




major subdivision


Block 1201, Lots 1 & 2


Applicant is seeking approval for a 3 lot subdivision with variances.

Applicant requested that the matter be carried to the February 22, 2016 meeting without further notice.

Mr.  Cannilla made a motion to carry the application to February 22, 2016, second by Mr. Feith. 

Roll:  On a roll call vote all members present and eligible voted to carry the application.

Preliminary & Final Site Plan:
5.
B & B Associates, LLC  (Lightbridge Academy)

Application #15SP-7

165-167 Ridgedale Avenue



preliminary & final site plan


Block  1906, Lots 12 & 13

Applicant is seeking approval for the construction of a child care center.

Susan Rubright, Esq. represented the applicant.  The property is a 1.06 acre parcel in the PB-2 zone.  Daycare is a permitted use.  The proposal is to remove the existing building and construct a 9,000 square foot child care center and a 5,000 square foot play area.  Initially there were 36 parking spaces, but after a meeting with the Fire Code Official, there are now 34 parking spaces associated with this plan which they believe is adequate.

Ms. Rubright stated that after a meeting with the Florham Park Fire Official on January 21, 2016, plans were further modified to his satisfaction but are not reflected in the current plans.  Mr. Klein and Mr. Lanza had this meeting and can testify to what their understanding was.
Mayor Taylor stated that there is no letter from the Fire Official other than the January 20, 2016 letter. The Fire Official is not here for the Board to ask whether all issues have been addressed at the subsequent meeting.  He requested a memo from the Fire Official verifying this.

Mr. DeAngelis stated that we will table the Fire Department concerns for now and move on to other witness testimony for tonight.  

Christopher Weiss, VP of Real Estate and Construction for Lightbridge Academy gave an overview of the operation.  They have been in business for 18 years and specialize in education and provide a head start in a pre-kindergarten setting.  They have 20 schools in NJ, NY, PA, and VA. They plan to open in 15 more locations. For the past three years, they have offered franchises.   Franchisees are highly vetted. They are state certified and licensed as a child care center.  It is a highly regulated use and there are predictable numbers of staff and ratios.  
The maximum number of children to be enrolled is 164.  They expect to be at 80% of the capacity.  The physical space that must be available per child in the facility is  35 square feet in New Jersey.  The ratio of children to staff varies with the age of the child.  Infant is 1 for 4 children, toddler is 1 for 6 children, pre-school is 1 for 10 children.

It is a full day school, although some children are part-time, meaning less than a full week.  There is no half-day program.  The hours of operation are from 6:30am to 7pm.  Drop-off occurs between 6:30am and 9am and pick up ranges from 3:30pm to 7pm.  There are no weekends.  Children must be escorted into and out of the center by a parent or caregiver and are signed in.  Drop-offs and pick-ups usually take between 5-10 minutes.
The facility will be one story and 9,000 square feet and have a large play area of 5,000 square feet.  This is slightly smaller than their typical building.  A maximum of 2 classes of children would be out in the play area at any one time.  
Lunches and snacks can either be provided by the parent or purchased from the food program.  An outside vendor will deliver the food daily.  Deliveries will be made by box truck only through the front door.  Deliveries of other goods are infrequent and expected to be about once every 2 weeks and also by box truck.
There is a trash enclosure and removal occurs twice per week.  
Bob Michaels asked about the staff total.  There will be 25 staff at 100% enrollment.  At 80% capacity, there would be 17 in total.  The staff is staggered to the timing of arriving children and they will leave as the children leave on a staggered basis.  
Mr. DeAngelis asked what other employees would be there  besides teachers.

Mr. Weiss stated that the director and assistant director would be there as well as the  franchisee so three additional staff.

Mike Sgaramella asked about the basement usage.  The basement is for mechanical equipment only.  Classroom supplies are stored in each classroom.

Mike DeAngelis asked if they could supply a list of facilities and locations, along with square footage of the building, play area, and parking space count so that this facility can be compared to them.  He asked to see it for the next meeting.
Mark Taylor asked why they would make the building larger than the expected enrollment.  Why not make is smaller so the parking can be reduced.

Mr. Weiss stated that the enrollment fluctuates and they want to be able to accommodate that.
Mike Cannilla verified that the capacity will not exceed 164.  He also confirmed the maximum staff to be 25 as per their testimony.
There is no warming kitchen in the building.  The food gets delivered to each classroom as ordered.  Delivery would take 20-25 minutes.  They will pull up to the front door for this.
Mr. DeAngelis stated that a loading area is preferred.
Mr. DeAngelis opened the meeting to the public for questions on the operation of the facility.
Karen Ross, 161 Ridgedale Avenue.  We are the closest residential home to this property.  You allow absentee ownership, how to you reconcile that?  The franchisee is highly vetted but does not have to be onsite?  Does this property meet the criteria for space?  The number of parking spaces is not what the website says it should be.

Mr. Weiss:  Absentee owner means you do not have to be on-site owners.  We have a director on site and they are highly vetted as well. The location meets our criteria because we can fit our building.  Parking spaces  listed on the website are an average number.
Mr. DeAngelis stated that we would like to have a summary of the information of the website.  The spreadsheet  of their other locations should also include the website information.

Mr. Cannilla confirmed that the building has a sprinkler system.

Geoffrey Lanza, PE from Bowman Consultants was sworn in.  He described the existing conditions and the plan set with a revision date of  January 6, 2016.  The property is 120 feet from the Brooklake Road-Ridgedale Avenue intersection.  It is in the PB-2 zone.
 There are no environmental issues with the site.  This will be  a new 9,000 square foot building with associated parking and a play area will be behind the building on the rear side and the parking is in front of the building.  There is a loading area in the back and a trash enclosure.   He stated that setbacks are in conformance.
Mr. DeAngelis stated that he disagreed that the setbacks are in conformance because there is a 15 foot setback where a 150 setback is required.



A-1:  colorized version of sheet one of the site plan.


A-2:  fire truck turning movements

In order to accommodate a fire truck turning radius, the blacktop area had to be added and improved coverage is now at 55% where 60% is allowed.  Two parking stalls were lost as well.  That area will be striped and marked for fire department use.  The impervious coverage amount includes parts of the playground that are non-penetrable.


A-3:  colorized version of A-2 noting additional blacktop.

Mr. Cannilla reminded them that they must plan properly  for snow removal.

Mr. DeAngelis questioned the percentage of impervious coverage but Mr. Sgaramella was comfortable that the impervious coverage is under 60% as they say.
Mr. Lanza stated described sheet 5 of the plan set.  The site slopes  from Ridgedale Avenue back to the rear of the lot.  They proposed a small swale on the building side so the runoff will move to the back of the property.  They will need to fill the property to level it and are expecting 300 cubic yards of soil in order to do so.

They will landscape the property.  They are planning for 10 light poles and will meet the lighting requirements.
Mr. Sgaramella said that they are within the jurisdiction of the Town Center Task Force and must meet their guidelines.

They will have a monument sign that is 21 square feet.  They will need a variance.  There are also 2  building signs.

Regarding the concerns  with the adjacent property, they will mitigate the water runoff by creating a swale to bring the water back.  45 trees will be removed.  They  will sod the slope or use something other than grass seed.  Mike Sgaramella was concerned  with stabilizing the slope and thought a retaining wall would be better. 
Mr. Lanza noted that the Dolan house is 9 feet from the property line in the front and 3 feet from the line in the back.  The existing buildings  are separated by 25 feet both in the front and the back.  He stated that they want to maintain the same amount of separation of the two buildings that exists today with the new plan.  

Mr. Lanza presented variance testimony.

Parking space size to be 9ft x 18 ft.  This is acceptable and results in less asphalt.

Loading space size to be 14ft x 18ft.  They do not need anything large since deliveries are by box truck only.

Buffer area for lots over one acre.  The property is 1.06 acres and that results in the need for a 30 foot buffer.  If the property was less than 1 acre, the buffer would only be 10 feet.  They are very close to that one acre.

Jane Margulies asked if they considered flipping the building to the opposite side of the lot, closer to the medical office building.  Mr. Lanza said there are drainage issues that would impact that. 

Mr. Michaels stated that the one consideration in placing the building in its present location is that it would buffer the onsite activity from the residents on that side.
The sign variance is for a 21 square foot sign which amounts to a 4ft x 5 ¼ sign as opposed to a 4 ft x 4 ft. sign.  It is a benefit to have better visibility for the public.  It is externally lit.


A-4:  colorized version of building elevation sheet from plan set
The building signs are needed for building identification to the motoring public (street side).  The building sign over the door which does not face the street identifies the building.  They both will say “Lightbridge Academy” with the logo.
Mr. DeAngelis stated that there is already a monument sign in the front.  He asked why the building needed  signage as well. 
Mike Sgaramella’s report noted that the property abuts a residential use, requiring a 150 foot buffer.
Mr. Lanza stated that he was told that buffer requirement did not apply at this location. He said that the lot would not be usable and it is a hardship because no permitted uses would be possible.

Mike DeAngelis asked the applicant if he approached the neighbor about selling his property.  If that was done, there would be a lot more space to alleviate the situation.
Ms. Rubright stated that this is a permitted use, and she does not believe that they are compelled to do that.  It is the resident who is in the PB zone.

John Inglesino said that he will look into that.

Bob Michaels stated that even if the applicant purchased the adjacent property, the combined lot would still have an insufficient building envelope.

Mike Sgaramella confirmed that a garbage truck can maneuver into and out of the site.  
Jane asked where the rallying point for the children in case of emergency?  They suggested the playground area but the architect will speak to that.

Mike Sgaramella is also concerned with the slope and the difficulty in maintaining it.  He would rather see a retaining wall built but it can be discussed further.
Mike Sgaramella reminded the applicant that payment must be added to the tree bank because of tree removal in lieu of replacement.  They have complied with the 10% landscaping.
Ms. Rubright noted that it was her understanding that the former owner deeded land on Rosedale Avenue to the Borough recently and she thought that there was some consideration to be made due to this donation with respect to tree replacement requirements.  Mr. Elbaum will testify to that.
Mr. Michaels thought there may be too many building lights that are not necessary.  Only the ones over the doors are needed and Mr. Lanza agreed.

Mike DeAngelis is concerned that they are only 15 feet from the property line on the residential side of the building.  There is not much room for steps and also landscaping and it does not seem like it would all fit. 

Mr. DeAngelis asked Mr. Michaels to research Chapter 250-54F regarding the 150 foot setback requirement . How is  this property in the PB-2 zone if it is too small?  Why wasn’t it changed if there is something wrong with it.  He would like some history on why and how this happened.
Both Mike DeAngelis and Mike Cannilla suggested that it is the applicant that is creating the hardship due to the scale of the project.  They suggested making the project smaller or investigating a different use that would not encumber as much space.  They were concerned about a future use on the site that may not be daycare and the impacts of the variances.

 Ms. Rubright stated that any change of use would require Board approval.

The meeting was opened to the public.

Robert Dolan, 163 Ridgedale Avenue.  The water from my property flows from front to the back of this property.   Where will it now go?
Mr. Lanza stated that the runoff from the Dolan property will go into the north end of the applicant’s property.  His runoff will continue to flow that way.
The Board was concerned with the property being filled.  Mr. Lanza agreed to construct some underground drains to handle the runoff to be sure that it will not affect the Dolan property.
Karen Ross, 161 Ridgedale Avenue.  Are the drawings to scale?  How many feet is it from the building to our home?  What about from our deck to the playground?  What about the noise?  Will the monument sign interfere with the sight lines since it does not include the pillars?
Mr. Lanza:  The building is 80 feet from your home and the playground is 90 feet from your deck.  The monument sign will be set back 22 feet from the curb and will not interfere with sight lines.

Ms. Rubright asked Mr. Lanza to discuss the 30 foot buffer as it relates to this property.

Mr. Lanza stated that the 30 foot buffer requirement is for a lot size of more than one acre.  In this case, the lot size is .06 over one acre which amounts to 2600 square feet.  If it was reduced by that amount, the requirement would only be 10 feet rather than 30 feet.
Ms. Rubright stated that a de minimus amount of land is resulting in a very large increase in buffer size.  She  believes that the Board must take that into consideration.

Mr. Cannilla asked if it is more desirable to align opposite driveways or offset them.  Mr. Sgaramella  responded that it is better to align them.  Mr. Lanza stated that the traffic expert can speak to that.  The Board will also want stacking at the light addressed as well.
Mr. DeAngelis said that due to the late hour, the application should be carried to another date.

Ms. Rubright asked that it be carried to the February 8, 2016 meeting.
Mr.  Guerin made a motion to carry the application to February 8, 2016, second by. Mr. Cannilla.
Roll:  On a roll call vote all members present and eligible voted to carry the application.

On a motion duly made and seconded the meeting was adjourned at 9:50p.m.
Marlene Rawson
Board Secretary
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