
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

October 28, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, October 28, 2013 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mr. Michael Cannilla – Vice Chairman

Mr. Gary Feith

Mr. Joseph Guerin
Mrs. Carmen Cefolo-Pane
Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Members Absent:
Mayor Mark Taylor

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.”

Site Plan Waivers:
1.
Andy Boy Restaurant, LLC d/b/a/ Nonna’s

Application #13SPW-23


176 Columbia Turnpike



change of tenancy (storage)

Block 804, lots 1 & 2

Applicant is seeking approval for storage use.

Carried from the September 23, 2013 meeting.

Joseph Vena, Esq. represented the applicant.  

Sonny Esposito, co-owner of the restaurant, was sworn in.

One of the concerns of the Board was the issue of delivery vehicles not parking in permitted areas.  Mr. Esposito said that the delivery vehicles must now park in the employee parking spaces that are located behind the shopping center, along the back fence.  

Mr. Esposito stated that they have been using the 700 square foot, rear portion of the BOM Nail Salon to store dry goods such as pizza boxes and soda.  He said that they have been inspected by the Florham Park Fire Dept. and have made adjustments to their operation as required by them.  There is a clear path to the door and the pizza boxes can only be stored to a certain height.

Soda deliveries are once per week, and the pizza boxes arrive flat.  They are assembled as needed.  Employees are in there twice per day to bring soda to the restaurant and fold boxes.

Mr. Esposito confirmed that the delivery drivers are employees of the restaurant.

Mike Sgaramella stated that egress can go through another space as long as there is access.  He said that the requirements would be based on occupant load and square footage of the space.

Mr. Esposito said that he does not have access to the nail salon, but the salon can always access the storage portion that he is using. 

Mr. Esposito stated that he is vigilant about checking the space.  He is working with 18 and 19 year olds and it is challenging.  Mr. Cannilla stated that he was  blocked in by delivery vehicles and the employees seem to have an attitude when asked to move.

Mr. Esposito remembers the incident and the  matter was addressed.
Mr. Cannilla said that he would like to see a memo from the Fire Official and the Construction Official verifying that the space in question is code compliant.

Mr. Vena amended the application to include no more than 3 employees to be in the space at any given time.

Jane Margulies asked what the purpose of the ladder is that is leading to the roof near Nonna’s.  

Mr. Esposito stated that the was roof work being done by the landlord.  He will contact him so that it can be removed.

Mr.  Cannilla made a motion to approve the site plan waiver, contingent  on Nonna’s passing the inspection of the Construction Official and Fire Official.  Second by Mr. Valenti.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

2.
KBS II 100-200 Campus Drive


Application #13SPW-25

100 Campus Drive




change of tenancy (WTAS)


Block 1201, lot 7

Applicant is seeking approval for a change of tenancy.

Christopher Quinn, Esq. represented the applicant.

Jodi Giglio, Real Estate Manager for CBRE (managing company for KBS II), was sworn in.
The space is 2510 square feet and the tenant will use it for office space.  WTAS is a company specializing in tax.  There are 10 employees.  The hours are Monday – Friday from 8am to 6pm.  There are no changes to the space and no deliveries.

Mr. Sgaramella stated that all questions have been covered and he has no other comments.

Seeing no questions from the Board or the Public, Mr. DeAngelis called for a motion.

Mr.  Guerin made a motion to approve the site plan waiver, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver
3. 
Ordinance Amendment to the PODS Zone -


 for Rock GW Corporate  Suites – Bob Michaels   (discussion)

Bob Michaels stated that the ordinance must be amended if the Board wants to allow corporate suites at a permitted use the PODS zone.

He has defined corporate suites.  John Inglesino recommended that the last sentence should state “shall be” for exclusive use of guests, not “intended”.  
The parking requirement is to be 1.4 spaces.  That should be adequate.
Regarding other permitted uses, “Health and Wellness Center” is to be eliminated in the POD zone.  

Mr. DeAngelis was concerned because he thought that the square footage was going away.  He realizes now that the use is being eliminated but not the square footage.  

The hotel is limited to 250,000 square feet and 250 rooms.  However, Mr. DeAngelis thought that 75,000 square feet would be eliminated.

It was confirmed that this addition would  not trigger a requirement for a Route 24 connection.

Mr. DeAngelis is worried about the traffic in the area.

Mr. Burns stated that they will have a up to a 250,000 square foot hotel, with 5000 square feet of conference space, and a restaurant with 150-200 seats would have no more than 20% of square footage devoted to conference rooms, fitness centers, restaurant use.

 Mr. Burns said that the traffic flow from Korman would be counter to the office space in the area.

Mr. DeAngelis is still concerned with the size of the hotel and traffic generation.

Jane Margulies thought that 75,000sq. ft. would be subtracted from the 250,000 square feet hotel.

Mr. Burns stated that it would leave 175,000 sq. ft. for a hotel and that would not deliver the hotel product they want.

After conferring with his client, Mr. Burns stated that they are willing to agree to a  200,000 square foot hotel with no more that 20% of the square footage (40,000 sq. ft.) to be used for all else, including a 200 seat restaurant, meeting conference rooms, ballrooms, storage, shops.
Bob Michaels stated the parking would be calculated differently for the restaurant, and that would be fleshed out at the site plan hearing.
Gary Feith asked about the traffic generation.

Brian Burns said that the elimination of the fitness center lessens the traffic, especially in the afternoon.
Mike Cannilla said that they cannot increase the conference facilities.

Mike DeAngelis said that we must plan the best we can, and if the traffic worsens, the businesses will suffer and they will remedy the situation.

The definition of the use should include the restaurant and a small fitness center for hotel guests only.

Regarding the inclusion of corporate suites, the use must be better defined.  The terms of stay need to be controlled. 

The size proposed is comprised of 275 corporate suites, approximately 317,000 total square footage. 
Leanne Welsh of the Korman Communities stated that the minimum size of the units is usually 650-700 square feet.  Ms. Welsh stated that it would typically be comprised of 50% 1 bedroom, 50% 2 bedroom units.
They agreed to require a minimum stay of 7 days.  There is a lease agreement that is required.  
Bob Michaels suggested that there be a 2 bedroom maximum.  This may not generate a large number of children.  This is a type of control.
Mr. Cannilla stated that he is concerned and worried about the future of this property.  This product is quite similar to the Avalon Townhomes.  If Korman decides to leave, what will be permitted to operate in this space, per the ordinance?  This decision to allow 275 units will run with the property forever.  The intended use must be clearly defined in the ordinance.

Mr. Burns said that the traffic expert testified at the last meeting that there is a clear benefit for this use.

BREAK -  Regular meeting called to order at 9:00 p.m., adjourned 9:05 p.m.

WORKSESSION reconvened at 9:05 p.m.

Mr. Burns stated that defined amenities can be required in the ordinance.

It was determined that the use as it is currently defined must be examined again.  The Board is not concerned with this user, but does not want any form of permanent residential housing to be possible at this location,  at some future point.

Mr. DeAngelis stated that  in light of what is currently being proposed, the residential portion of the GDP should be revisited as well.  They are eliminating 75,000 square feet of a fitness center, but adding 250,000 square feet of residential.  We are not getting anything for it.
Mr. DeAngelis called for a special work session to be scheduled on November 12, 2013 at 7:00 p.m. to further discuss this matter.
On a motion duly made and seconded the Work Session was adjourned at 9:30p.m. 
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Board Secretary    


Borough of Florham Park

Planning Board

Regular Meeting Minutes
October 28, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening October 28, 2013 at 9:00p.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 10:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman

Mr. Michael Cannilla – Vice Chairman

Mr. Gary Feith
Mrs. Carmen Cefolo-Pane
Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)
Mr. Martin Valenti (2nd Alt)

Members Absent:

Mayor Mark Taylor

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney

Approval of Minutes:
Approval of minutes from the September 9, 2013  meeting.

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

Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
~
Approval of minutes from the September 23, 2013  meeting.

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

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

Resolution of Approval:

4.
Woosh Athletics, LLC  d/b/a Modern Athlete
Application #13SPW-24

187 Columbia Turnpike



change of tenancy


Block 1901, lot 1 & 2

Applicant is seeking approval for a change in tenancy

Mr.  Cannilla made a motion to approve the Resolution, second by Mr. Feith.            

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

5.
RNJ Contracting, Inc.



Application 13MSD-1


41 Riverside Drive



major subdivision


Block 3302, Lot 12

Applicant is seeking approval for a 2 lot subdivision with variance relief.

Mr.  Guerin made a motion to approve the Resolution, second by Mrs. Cefolo-Pane.            

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

Site Plan Application:

6.
Automatic Switch Co.



Application #13SP-5

50 Hanover Road




amended site plan


Block 303, Lot 5

Applicant is seeking approval to permit modifications to the building, parking lots, and roadways on the property.
Applicant has requested an adjournment of the matter until January 2014.  Applicant has granted an extension of time and will re-notice.

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.

On a motion duly made and seconded the meeting was adjourned at 9:05p.m.

Marlene Rawson
Board Secretary
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