
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
December 14, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, December 14, 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. Gary Feith

Mr. Joseph Guerin
Mrs. Anne Maravic
Mr. John Buchholz 

Mr. Martin Valenti (1st Alt)

Members Absent:

Mr. Michael Cannilla

Mrs. Gina DeLuca, 2nd Alt.
Also Present:


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

Mr. John Wyciskala, 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 Waiver w/ Sign Variance:

4.
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.

Mr. Buchholz recused himself from this application.

Steve Schaffer, Esq. represented the applicant.  Andrea LaMedica, property manager, from the firm of Mandelbaum & Mandelbaum was sworn in.

The request is to install building awnings with signage lettering on the facade in the rear of the building that is adjacent to Hanover Road.  This is the largest public access area of the site. The plan will improve the appearance of the site while serving as use identifiers for the various tenants.  The awnings will be affixed to the facade of the building over each door entry way and will be lettered with the name of the tenant.  The end unit space that is on the Brooklake Road side of the building is not included in this application since the rear entry way is already covered by a built-in portico.  Also, they are adding the Florham Park Diner tenant to this application since there is no record of resolution approval for the awning that is currently over that door.

Ms. LaMedica described the site .  There are five tenant spaces occupied by Apex Tigers, Speedy Mart, The Bicycle Store, Cathy D’s, and Florham Park Diner.  The site is in the B-1 zone and fronts 3 public streets.  There are 89  spaces plus 3 ADA spaces with the majority of these spaces along the Hanover Road frontage.
The awnings will be green with white lettering.  They will be placed over each entry door except for the end unit (Apex Tigers).  The plaque wall signage that is existing will be removed.  The sign size will be 7”9” X 3’.  It will look the same as what is existing over the Florham Park Diner.  


A-2:  handout including Florham Park Diner sign depiction
The variance is for advertising on the awning and also the size.  The parking lot is deep and the signage must be visible from a  distance. The current signage is unnoticeable and does not serve its purpose.  The light over each entry door will stay the same.  The signage is primarily for daytime use and it is not known whether the light over the doors would illuminate the sign at night.
Mike Sgaramella stated that the lettering on the awning is considered a sign. It is required to be 2’ x 3’ by ordinance.  Also, the Bicycle Store signage must be no larger than 3 feet.  It is depicted at 3.1 feet.
Mr. Michaels verified that there is public access from these rear doors.  He stated that the signs cannot be larger than 3 feet so the adjustment must be made to the bicycle store signage.
Mayor Mark Taylor stated that the signage for Speedy Mart is too cluttered and can easily be shortened.  The depiction reads “Speedy Mart Convenience Store”.  Mayor Taylor said that just “Speedy Mart” will work to identify the store.

Mr. Schaffer said that the Landlord is making the application and not the tenant.   

Mr. Schaffer verified that Apex Tiger is aware that awnings are planned for all the other tenants.

It was also noted that the Apex Tiger sign (end unit)  should be the same coloring as the awning signs for uniformity.  It was also noted that the Florham Park Diner awning is larger than the others at 14-15 feet.
Gary Feith asked if the lights will be mounted above the awnings or below.  

Ms. LaMedica stated that the lights are staying mounted behind the awning on the building,  and not above.

John Wyciskala, Esq. stated that if approved, the resolution would speak to the lettering size.

Steve Schaffer said that since the rear entrance faces a road, the awnings are permitted as long as they are 8 feet from the ground.  The signage is needed for safe access and site circulation within the shopping center.  It is esthetically pleasing and uncluttered.  It is consistent with the downtown look and he sees no detriment to granting this variance.

Michael DeAngelis said that he would like to see a requirement in the resolution that stipulates a review of signage with each new change of tenancy that occurs..  
The Board also wants to be sure that the awnings are mounted at 8 feet.  

Mark Taylor remarked that 3 stand alone signs that state “No Parking” in the fire lanes are missing and need to be replaced.  Ms. LaMedica stated that she will look into that.

Martin Valenti stated that he would like to see Speedy Mart window signage that seems to be excessive be addressed.  Mike DeAngelis said that it is an enforcement issue and Mike Sgaramella will have the zoning enforcement look into it.

The conditions are as follows:  Speedy Mart will drop “Convenience Store”.  Signage will be 2’ x 3’.  Apex Tigers signage must match in color.  The awnings shall be 8 feet from the ground.  The site plan waiver review for new tenants will include a review of the planned signage.

There were no other questions or comments.  Mr. DeAngelis called for a motion.
Mr. Feith  made a motion to approve the site plan waiver with the above conditions, second  Mr. Guerin.
Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
Mr. DeAngelis asked for a volunteer to chair the nominating committee for Chairman and Vice Chairman for 2016.  Mr. Guerin volunteered and was accepted.  He said that anyone wishing to make a nomination contact him.
On a motion duly made and seconded the work session was adjourned at 7:40.m.
December 14, 2015






Marlene Rawson









Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
December 14, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  December 14, 2015 at 7:40 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. Gary Feith

Mr. Joseph Guerin
Mrs. Anne Maravic
Mr. John Buchholz 

Mr. Martin Valenti (1st Alt)
Members Absent:

Mr. Michael Cannilla


Mrs. Gina DeLuca, 2nd Alt.

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Approval of Minutes:
11.
Approval of minutes from the  October 26, 2015 meeting.
Mr.  Feith made a motion to approve the minutes, second  Mrs. Cefolo-Pane
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

7.
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.

Mr.  Guerin 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 the resolution.

8.
Alfieri – Florham Park,  LLC




Application #87A

Columbia Turnpike





amended final site plan,


Block 501, Lot 4;  Block 601, Lots 1, 2,3;  Block 702, Lot 9

amended preliminary site 
plan


Applicant is seeking approval for amended Phase I final site plan, amended final site plan for Phase II, Building 1, and amended preliminary site plan for Phase II, Buildings 2 & 3, and Phase II , Building 4 preliminary site plan approval (Pursuant to a Stipulation of Settlement)
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.
Request for Extension of Final Site Plan Approval:
9.
2 Hanover Road, LLC




Application # 08SP-5


2 Hanover Road





amended site plan


Block 905, Lot 30

Applicant is seeking a one year extension of previously granted approval for the construction of a two story office building.

Mr. Steven Azzolini represented the applicant.  He explained that the application was formerly known as the Orchards, and is now known as 2 Hanover Road, LLC.  It received site plan approval in 2007 and amended site plan approval in 2009.  The Permit Extension Act offers protection until June 2016.

Mr. Azzolini stated that the applicant has filed an application with the Zoning Board of Adjustment for a different use.  However, he still wants to maintain the Planning Board approval by using the first of three one year permit extensions. 
This permit extension will protect them from any zone changes until June 30, 2017. It was noted that there have been no zone changes to the property since the project was originally approved.

Jane Margulies asked that the owners clean the site because it has been neglected and is in poor condition.  It also is adjacent to a residential neighborhood
There were no other questions or comments.  Mr. DeAngelis called for a motion.

Mr. Guerin made a motion to approve the request, second by Mrs. Cefolo-Pane.
Roll:  On a roll call vote all members present and eligible voted to approve the request.
Break:  8:05p.m.-8:20p.m.
Major Subdivision:

10.
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.

Douglas Henshaw, Esq. represented the applicant.  Jim Nugent, Asset Manager for Normandy Real Estate, and Greg Ploussas, Engineer, were sworn in.

The property in question was originally owned by Exxon International.  It was sold to Advance Realty in 1999 and owned by Normandy Real Estate since 2007.



A-1:  Aerial photo of site 



A-2:  Series of exterior and interior photos

This is part of a 2 phase project .  They were before the Planning Board earlier this year and received approval for Phase 1 improvements and upgrades to the parking lot and associated interior facilities. 

The 2nd phase is the subdivision of the property so that each building is on a separate lot.  Mr. Nugent stated that this is necessary to stay ahead in the market.  There is less demand for office space and they want to be in a position to sell a building should a buyer emerge.  There are also financial reasons and new accounting changes that may lead a tenant to want to own property rather than lease it.  He stated that are no current negotiations or sales pending.
The current occupancy for the 3 buildings that are subject of this application is at 90% leased for 2 buildings and 100% leased for 1 building (FDU).  Out of the 2 buildings, one of the buildings will move to 50% occupancy as one of the tenants moves out.
The largest building, 200 Park Place, would be responsible for the overall common maintenance, with the other buildings paying a portion via an association.  There are cross easements for utilities.  The existing rules and regulations that dictate the parking arrangements would remain the same.  Individual building  owners would be responsible for real estate taxes and maintenance around the immediate footprint of building.
Doug Henshaw stated that a declaration of reciprocal easements will protect parking rights, storm water, etc. and are subject to a professional review.



A-3:  Colorized plat handout


A-4:  Colorized plat

Greg Ploussas, P.E. explained that the that lot 1 will be divided into 3 lots.  The subdivision lines were drawn so that the parking on each lot complies with the exception of lot 1.03 which is 3 spaces short.  There are a number of other variances that are associated with this subdivision that have been identified on the application.  The subdivision lot size requested is as follows:
·  5.48 acres

·  3.65 acres

·  7.54 acres
Total acreage for these lots and also lot 2 will equal 29.9 acres.  The existing storm water management plan is sufficient, as well as the lighting and streets, and all will continue to function as it does now. There are reciprocal easements that are already in effect and will be rewritten if this is approved.

In the event of a storm water failure, the declaration of reciprocal easements would address this.  
Michael Tobia, PP was sworn in and began testimony.  He stated that the current market trend calls for individual ownership of property.  The property in question must be made viable.  There are newer buildings in the area and these older  buildings must be made more attractive as an incentive to buyers.  He described the property.



A-5: Photo board of FDU Pharmacy School (230)



A-6:  210 Park Place



A-7:  220 Park Place



A-8:  200 Park Place (not part of the application) 
The variance relief  some of which are existing needed is as follows:



A-9 – variance list
· lot area: 



1.01, 1.02, 1.03

· lot coverage:



1.01, 1.02
· side yard setback: 


1.02
· front  yard setback (off the drive aisle):
1.03

· lot width (off the drive aisle):

1.02

· frontage on public street


1.02, 1.03

· no. of parking spaces


1.03 (3 spaces short)

· parking in front



1.02, 1.03

· parking space size


1.01, 1.02, 1.03

· parking lot setback


1.02

These conditions are existing and are not as a result of any proposed new development.

.


A-10:
side yard setback between building 220-230

 Mr. Tobia explained that the lots are already developed and this is not a hardship case.  He noted that this Board must be flexible because of the marketplace. The users in today’s market want to own the building that they are occupying.  He stated that there are no changes to the existing conditions.

 The benefit is to keep the buildings occupied with businesses.  Similar buildings in other towns are being torn down and replaced with multi-family housing.  There will be no changes to traffic, no storm water issues, and no substantial detriments. There is no substantial impairment to the zone.
Mike Sgaramella asked about Fairleigh Dickinson University once 100% occupied, he inquired as to whether the parking is sufficient.  Mr. Tobia stated that there is an existing parking license agreement that is in full force that permits the use of  100 stalls on Building 200 for overflow parking.  This is only a  worst case scenario.
Bob Michaels stated that technically variances is for lot width and front yard are not needed because the buildings are not on a public street.



A-11 – Parking license agreement (to be provided)
Bob Michaels asked how and if this application will impact the zone plan.
Mr. Tobia stated that this property was originally contemplated as an office park, but things have changed over the years.  This is the only C-3 zone in the Borough that this request can happen in so he does not see a detriment.
Mike DeAngelis said that he not worried about most of the variances except for the lot size variance.  That variance is quite severe in his opinion and he is uncomfortable considering it.   Maybe a condominium association would be a better idea to achieve marketability.  He asked what the public benefit would be for this subdivision.

 Mr. Tobia stated that to stabilize a building for a long period of time would be a public benefit.  It would also avoid potential tax appeals.  The public benefit would be to keep the occupancy and have the tax benefit from it. 
Mr. Tobia said he understands the Board’s concern and stated that they would consider a re-zone request  to C-1.
Mr. DeAngelis said that it seems like a more appropriate request.    

Mr. Henshaw and Mr. Tobia stated that they would take that under advisement.  They asked to be carried to the January 25, 2016 meeting.
There were no other questions.  Mr. DeAngelis called for a motion.
Mr. Guerin made a motion to carry the application to the January 25, 2016 meeting without further notice,  second by Mr. Feith.
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 9:45p.m.
Marlene Rawson
Board Secretary
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