
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
October 26, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, October 26, 2015 at 7:00p.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 
Mr. Martin Valenti (1st Alt)

Members Absent:
Mrs. Anne Maravic 

Mrs. Gina DeLuca (2nd Alt)

Also Present:


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

Mr. John Inglesino, Esq. Board Attorney
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.”

Proposed Amendment to Parking Standard for Certain Uses (discussion):   
Bob Michaels stated that he has researched parking standard ordinances for personal service businesses such as nail salons and beauty salons in a number of towns, as requested by the Board.  Many towns are similar to Florham Park in that they do not specifically identify those uses with a separate standard.  A few towns have specific standards for those uses:
Chatham Borough – 4.5 parking spaces per 1,000 square feet (personal services)
Montville – 1 parking spaces per 200 square feet or 2 per treatment station, whichever is greater (personal care services)
He also found recommended standards in a planning publication called “Recommended Zoning and Ordinance Provisions for Parking and Loading Spaces” that reflect Montville’s standards.
Some towns have a separate parking standard for shopping centers.  The standard of 2 parking spaces per treatment station as opposed to square feet results in a very high parking standard.  Also to be considered is that any increase in the current standard will lead to a non-conforming condition.

Mike Cannilla stated that he agrees that it would result in a much higher requirement than what is existing.   He liked the idea of tying the parking to a seat count but some modification to that is probably necessary since the result so much higher.

John Buchholz stated that in his experience, waxing and massage stations are not often used.  The other stations are normally not used simultaneously since most workers operate on different shifts.

Bob Michaels stated that more research is needed on this since clearly the service businesses are growing in the market and replacing retail stores.
Mike DeAngelis asked about the exercise and yoga business that tend to have a high volume of customers at the same time.  
Bob Michaels stated that he wanted to separate the two uses.  Florham Park already has a  recreational /gym  use parking standard so he will need to review to see it can be somehow integrated within that standard.

Seeing no other business, the work session was adjourned at 7:30 p.m.
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Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
October 26, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, October 26, 2015 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 10:00 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 

Mr. Martin Valenti (1st Alt)

Members Absent:
Mrs. Anne Maravic 

Mrs. Gina DeLuca (2nd Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Approval of Minutes:
4.
Approval of minutes from the  September 28, 2015 meeting.
Mayor Mark Taylor made a motion to approve the minutes, second  Mr. Guerin
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

5.
Cielo Salon & Spa, LLC



Application #15SPW-14

187 Columbia Turnpike



change in tenancy


Block 1901, Lots 1 & 2

Applicant is seeking approval for a change in tenancy for a nail, hair, and tanning salon.

Mr.  Buchholz made a motion to approve the resolution, second by Mr. Guerin. 

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

6.
Three Birds Yoga Studio



Application #15SPW-16


177 Columbia Turnpike



change in tenancy


Block 1901, Lots 1 & 2

Applicant is seeking approval for a yoga studio.

Mr.  Cannilla made a motion to approve the resolution, second by Mayor Taylor. 

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

7.
Bella Bridesmaids



Application #15SPW-17

177 Columbia Turnpike



change in tenancy


Block 1901, Lots 1 & 2

Applicant is seeking approval for a bridal salon.

Mrs. Cefolo-Pane made a motion to approve the resolution, second by Mayor Taylor. 

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

8.  
Eighteen Eight Fine Men’s Salon


Application #15SPW-18


176 Columbia Turnpike



change in tenancy


Block 804, Lot 1

Applicant is seeking approval for a men’s salon.

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

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

9.
Rock GW, LLC





Application 15MSD-3

150 and 130 Park Avenue




major subdivision


Block 1401, Lots 1 & 1.02

Application is seeking approval for a lot line adjustment.

Mr.  Guerin made a motion to approve the resolution, second by Mayor Taylor. 

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

Preliminary & Final Major Subdivison:

10.
309 Columbia Turnpike – Coccia



Application #15MSD-2


309 Columbia Turnpike




major subdivision

Block 502, Lot 3

Applicant is seeking approval for a 3 lot subdivision and a cul-de-sac extension.

Carried from the September 28, 2015 hearing with no further notice.

Steve Schaffer represented the applicant, Christopher Coccia, who is the contract purchaser for the property.  
A-1:
outline of the features of the undeveloped property.

The property is located in the R-25 zone.  It is adjacent to a developed residential area.  The plan is to create 3 lots from one lot.  Two of the lots will be developed with single family homes and the current owner will retain ownership of the remainder lot.  This lot is slated for a future jughandle alongside eastbound Columbia Turnpike.

Access to the single family lots will be via an extension of Allerton court which currently dead ends at the property line.  This road extension will be developed into a cul-de-sac.  There are no variances or design waivers associated with this application.

Michael Lanzafama, PE was sworn in.  He described the existing conditions on the site.  It is a vacant 2.7 acre site that is 300 feet west of Elm Street and Columbia Turnpike.  Residential properties are located to the south and east, and Mack Cali to the west.
A-2:
sheet 3 of subdivision plat (colorized)

They are compliant in lot area.  They will extend Allerton Court 90 feet north for access to the lots.  They will be RSIS compliant.  The lot area and lot width are compliant.  There is an existing water main easement, roadway easement and utility easement on the property.  The maximum building footprint for each lot is 3890 square feet and 3570 square feet.  They will be well below the 30% lot coverage maximum.  A small section of the water main will be relocated to accommodate one of the homes.
Tree replacement requirements will be met.  The number of trees to be removed is 36.  Of these, 7 are exempt from replacement requirements.  The replacements will include 5 shade trees and 54 evergreen trees to be used as a buffer.  The tree removal permit will be updated.  There are no wetlands in the area.

The report of Mike Sgaramella stated that they must coordinate with the Water Department.  He verified that the light fixtures (2) will match what exists on Allerton Court.  A map must be filed with the County and Planning Board approval and will be contingent on Morris County Planning Board approval.  
They agreed to extend the tree line along the westerly boundary.  The trees that separate existing lot 11 from the new home will remain.

Bob Michaels asked if they were seeking both preliminary and final approval.  He stated that the improvements must be bonded for and will be a condition for final approval.

Bob Michaels confirmed with Michael Lanzafama that the lot width for both lots are compliant.  The 80 foot diameter of the cul-de-sac meets RSIS standards.
The topography pitches away from the homes and roof water will collect in drywells.  

Mr. DeAngelis opened the meeting to the public.

Diane Himics, 4 Welsh Drive.  Ms. Himics is concerned with the grading and runoff  and she does not want puddles in her back yard.  Will there be catch basins?

Michael Lanzafama stated that the water will naturally pitch to Allerton Court where it will collect in existing catch basins.  There will be no runoff.  Roof water will be collected in the drywells.  Mr. Lanzafama also agreed that curbed driveways will be a condition of approval
Brian Conway, landscape architect was sworn in.  He described the site and the different tree species that exist currently.  His observation was that most trees are in fair to poor condition.  36 trees will be removed out of 96 on site.   Of those, 14 are not large enough to be subject to the tree ordinance and 7 are in poor condition.  A total of 15 trees will be subject to replacement requirements.  They will be planting 59 new trees.  Most of these trees are being removed due to the water main relocation and the cul-de-sac.
Mr. Schaffer requested a short break to confer with his client.  Upon returning, he stated that they will amend their application and seek preliminary subdivision only at this time.

Mr. DeAngelis opened the meeting to the public for any other questions.

Richard Himics, 4 Welsh Drive.  How will this affect the water table in the area?  I don’t want any sinkholes.

Michael Lanzafama responded that the surface water will channeled to the catch basins.  The other water will collect in the drywells that will be located in the rear of each property.

Mike Sgaramella verified that they will be located in the rear of the property and not under the driveways.

Mr. Feith stated that it sounds like they will actually be improving runoff in the area.

There were no further questions.  Mr. DeAngelis called for a motion.

Mr.  Feith made a motion to approve the application for preliminary major subdivision, second by Mr. Valenti. 

Roll:  On a roll call vote all members present and eligible voted to approve the application.
11.
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 to carry the application to the December 14, 2015 meeting.
Mr. Cannilla made a motion to carry the application to the December 14, 2015 meeting with no further notice, second by Mrs. Cefolo-Pane.
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  8:45p.m.
Marlene Rawson
Board Secretary
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