
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

December 9, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, December 9, 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

Mayor Mark Taylor
Mrs. Carmen Cefolo-Pane
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Members Absent:

Mr. Edward Cocozza (1st 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.”

Ordinance Amendment to the PODS Zone:

 for Rock GW Corporate  Suites – discussion
Bob Michaels stated that the definition of corporate suites has been expanded to include amenities and multimedia presentation facilities, both indoor and outdoor.

Also, these amenities can only be used by guests if the occupant of the unit is present.

Page 10, item M – indoor gross area for amenities must be at least 6%, and outdoor gross area must be at least 12%.

Jane Margulies wanted to know what the Clifton indoor and outdoor percentages are.

Mike Cannilla stated that the number that was testified to was 8% (indoor) and 14% (outdoor).  He asked why it was changed.

Brian Burns said that the percentages are better at 6% and 12%, and they need flexibility as they move toward the design stage.  This number still distinguishes Korman from apartment complexes.

Both Mike Cannilla and Mike DeAngelis reiterated that their testimony was for 8% and 14%, and they seemed to imply that the current plan is at those numbers.
Dean Marchetto stated that the current draft plan  that he used for comparison purposes was at 8% and 14%  but even at 6% and 12%, their amenity space is still twice the size of the complexes that they compared it to.

Brian Burns said that things could change but they still need that flexibility.

Gary Feith asked why they could not design the plan with the percentage they testified to.

John Inglesino stated that they are vetting the concept at this time.  He advised letting the Borough Council introduce the ordinance.  Let them know that the Planning Board likes the idea of corporate suites.  It would then come back to the Planning Board for a recommendation.

John Inglesino said that this will give Korman more time to work on the plans, come up with some firm numbers, and tie up any loose ends that still exist.  

Mike Cannilla asked if the Board will see plans before recommending the ordinance.  

John Inglesino said that it is up to the applicant.  He also said that the Board Professionals should fine tune the open items such as amenity space percentages.
Brian Burns wanted to get to a comfort level on percentages tonight and offered 7% indoor amenity space.

Mike Cannilla would like to see a floor plan, but Brian Burns said a detailed site plan  probably would not be available.  Mike Cannilla would like at least a concept plan so the Board has a better understanding of the percentage of amenity space.
Board members wanted to know the amenity percentage numbers at the other New Jersey locations.

Dean Marchetto said that they do not have the percentage of amenity space at their other sites at this time.
Jane Margulies said that the Board had the opportunity to see  and tour the other locations.

Mike DeAngelis said he wants the process to move along.   He said  that this is something that we have never dealt with before.  He would like to see language such as “in the range of 8%” go to the Council.  He wanted the opinion of the other Board members.

Gina DeLuca stated that they did testify to 8% and now it is 6% and understands the concern.
Anne Maravic said that the we are concerned with the future and we want a clear idea.

Jane Margulies agrees that this is distinctly different from other residential complexes and commented that she is fine with 6% of amenity space.

Carmen Cefolo-Pane said that Jane toured the other site and is comfortable that it is distinguishable from other residential complexes.

Mark Taylor stated that he will urge the Council to visit the Union and Clifton locations.  He felt that it was a good use.
Mike DeAngelis agreed that it seems to be a great use for the area.  He is still would like to see “in the range of 8%” in the ordinance.  However, he wants to move the concept along.

Mike Cannilla said that it would be hugely beneficial to know what amenity percentage Clifton and Union have.  A visual diagram would also help.  

Gary Feith stated that he likes the plan, and understands the need for some flexibility.  However, they should meet the numbers that were told to us.  We do not want to make a mistake when recommending.
Joe Guerin said that a lot of time and effort was spent on the definition.  He would like to see a recommendation to the Council and the language worked out after that.
Martin Valenti understands both sides, but feels that the Council should decide.

Mike DeAngelis thanked the Korman team for all the information, and indicated that the Board is coming up with ordinance for corporate suites.  He said, however, that the Board members are still struggling  with the percentage of amenities.  A number of Board members would like to see a range of 6% and 8%.
John Inglesino suggested that a motion be made to recommend that ordinance change.  The ordinance will not be introduced until January, and that will give the professionals plenty of time to come up with percentages.

Mark Taylor added that  the motion would be to forward it to the Council.  When it comes back to the Planning Board the percentages can be fine tuned.

Mr. Cannilla asked if the prints of Union and Clifton can be obtained with the percentages.

Mr. Marchetto stated that information can be ready for them.

John Inglesino said that they can commit to the January 9, 2014 Council Meeting.  He confirmed that they can get a print of the Union and Clifton sites by then.
Mr. Cannilla made a motion to forward a zoning resolution for the concept of corporate suites to the Council for consideration, second by Mrs. Margulies.
Ordinance Amendment to Chapter 265. Sanitation, Article V11. Animals :
Recommended changes -   Bob Michaels
Bob Michaels discussed his proposed ordinance amendment that addresses the keeping of livestock on residential properties.  This was prepared  as a result of a request from the Council that the Planning Board make recommendations to this ordinance.
Currently, enforcement of this ordinance is under the purview of the Board of Health.  However, with more and more requests coming from residents who want to keep chickens/hens, the Board of Health feels that they are not equipped to issue permits on a case by case basis and want stricter parameters in place to augment their own ordinance.   They would still be the enforcing authority, but with clear zoning boundaries in place.  Those not meeting the new restrictions would need variance relief before obtaining permits.
Bob Michaels reported that this has become a state-wide topic as more and more residents want chickens for the fresh eggs.  The average lot size in Florham Park is 15,000 square feet which is a bit small for a chicken coop.  The recommendation includes a 20 ft. minimum setback requirement for the coop.  There would be restrictions on the number of chickens allowed.
Carmen Cefolo-Pane asked what would happen to the existing coops that are not 20 feet from the setback.  Bob Michaels stated that they would be noted as existing,  non-conforming structures.
Carmen asked about roosters and noise.  Bob Michaels stated that the current health code addresses noise and incessant chattering from animals.  Fines can be levied for continuous violators.
Jane Margulies said that peacocks are becoming popular  because they scare away squirrel and eat bugs and they should be addressed.
Other farm animals are included in the amendment as well.  Mark Taylor recommended that existing farms be exempt from this ordinance.

The Board agreed that number #7 in the proposal be excluded.  This addresses small animals such as hamsters, gerbils, and rabbits.  These animals are regulated in the current health code.

Jane asked about limiting numbers of dogs and cats, but they are regulated in a different section of the code.
Mike Cannilla would like to see larger lots for the larger farm animals such as 5 acres for horses and cows.

The Board would like to see enclosures included in the setback requirement.

The following amendments will be made before forwarding to the Council:

· Item number 7 will be excluded.

· horses and cows must have a minimum of 5 acres

· enclosures will be included in the minimum setback requirement

· there will be a requirement for a shelter and enclosure for poultry
· land/property designated with a farmland assessment shall be exempt from this ordinance.

On a motion duly made and seconded the Work Session was adjourned at 8:20p.m. 
December 9, 2013






Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
December 9, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening December 9, 2013 at 8:40p.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. Mark Taylor
Mrs. Carmen Cefolo-Pane
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Members Absent:
Mr. Edward Cocozza (1st Alt)

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 November 25, 2013 meeting.

Mr. Cannilla  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:
1.
KBS II 100-200 Campus Drive


Application #13SPW-26

600 Campus Drive




change of tenancy -


Block 1201, lot 6




(Endurance Insurance)

Applicant is seeking approval for a change in tenancy.

Mr.  Cannilla 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.

2.
KDMS, LLC





Application # 13SPW-28

30B Vreeland Road




change of tenancy


Block 301, Lot 1

Applicant is seeking approval for a change in tenancy.

Mrs.  Cefolo-Pane 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.

3.
IOA Northeast NY, Inc.



Application #13SPW-29

18 Columbia Turnpike



change in tenancy


Block 302, Lot 5

Applicant is seeking approval for a change in tenancy.

Mrs.  Margulies 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.

9.
World Wide Packaging, LLC



Application #13SPW-30

15 Vreeland Road




change in tenancy


Block 301, Lot 10 & 11





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.

10.
Prashant A. Patel, MD



Application #13SPW-31

123 Columbia Turnpike



change of ownership


Block 2001, Lot 8

Applicant is seeking approval for a change in ownership.

Mrs. Maravic 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.

11.
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.

The Applicant requested that consideration of this resolution be carried to the January 13, 2014 meeting without further notice.  He has consented to a further extension of time.
Mayor Taylor stated that the applicant is working with the construction official to resolve the items of concern.  
Mrs. Margulies made a motion to carry the Resolution to January 13, 2014 without further notice,  second by Mr. Guerin.            

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

Resolution of Approval ( First Amended):

12.
The Buchholz Architectural Group


Application #13SPW-27

123 Columbia Turnpike  Ste. 204-A


change of ownership

Block 2001, Lot 8.2041


Applicant is seeking approval for a change in ownership

Resolution has been amended to reflect changes to the trash/dumpster enclosure conditions and obligations.

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

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

Break (8:40 p.m.)
Major Subdivision Application:

13.
Wells Reit II – 180 Park Avenue, LLC


Application #13MSD-2


160/170 Park Avenue





major subdivision


Block 1401, Lot 3

Applicant is seeking preliminary and final major subdivision approval with variances.

Gregory Meese, Esq. represented the applicant.  The subject property is at 180 Park Avenue and comprises 62.82 acres.  It is location in the C-1 zone.  He stated that the applicant would like to split the lot into 2 pieces.
The 2 lots would now be known as:

Lot 3.01 –  18.812 acres  (Building 104 / 145,000 sq. ft.)

Lot 3.02 – 44.009 acres (Building 103 / 178,935 sq. ft.)

There is 186 previous parking spaces that were approved in 1997.  The drainage was installed.  There is a variance needed for side yard setback for the side that is in between the buildings.  

Proposed lot 3.01 will have a 32.2 ft. setback and lot 3.02 will have a 30.4 ft. setback where a fifty (50) feet is required.
Parking will fully conform on lot 3.01 with 626 spaces where 580 required.  Lot 3.02  is deficient as per the code and needs 1018 parking spaces. It currently has 620 existing.  

There is a potential new user for Building 103 and the existing parking although deficient for the building size,  will be sufficient for the new user (420 employees).  The site can support and develop the additional parking if that is needed.
The parking lot lighting size will match what is currently there.  However, in a new parking lot, they will meet the code.

The parking lot proposed to be installed can be adjusted to allow a 10ft setback to eliminate variance.

Scott Wyssling, PE and Planner, was sworn and oriented the Board to the site.

The subject property is located behind the Rock GW  property.  There are 3 office buildings in total.  Two buildings are on one lot which is the focus of this application.  
In 1997, additional parking spaces were approved and banked for Building 104 (lot 3.01) to bring them into compliance.  They now want to install those spaces so they can market the property.  The storm water detention pond that is already constructed took into account this banked parking area.
They cannot connect the two parking lots for each building due to a slope.  There is an existing hardship and they cannot subdivide without a variance.  They would like to split the lot as evenly as possible and it will be a paper subdivision line.

Lot 3.02 can accommodate additional parking, but the proposed user does not need it since they are a research facility.




A-1 – proposed floor plan

Building 103 has compliant parking.  The banked stalls are for Building 104.

Mr. Wyssling described the floor plan which includes a large research area.  There will be 420 employees.  462 spaces are needed and there are 620 spaces provided.

Regarding the light poles, there are 2 areas that the existing poles are 27.5 feet high.  They want to install one light fixture that will match this height.  

The other parking lot will be made to conform to the code requirement of 20 feet high.  The landscaping in the islands will match what is on site.
No tree removal is planned.  They plan to work around the existing trees.  They will provide a crosswalk as requested by Mike Sgaramella.  There will be no change in the traffic pattern.

Mike DeAngelis stated that he would like banked parking for Building 103 in the approvals.

Mr. Meese stated that it can be a concept.

Mike Sgaramella stated that storm water requirements must meet the size of the building.
 Mike DeAngelis commented that they need 1000 spaces and they only have 600.  

Greg Meese stated that the nature of the business of the user is research and parking is calculated on employee number.

Mike Cannilla stated that the floor plan does not match the site plan.  Scott Wyssling said that the floor plan has an error and the building is not changing.
The first and second floors will be all offices.  Easements are needed for water, sewer, electric and data and will be filed.

Jane Margulies clarified that Building 103 is intended to be sold.  Building 104  is currently vacant and has no new tenant prospect yet.

Mike Sgaramella said that the tax assessor would provide the lot numbers.  Also, any new user would need to come before the Planning Board and parking requirements can be addressed at the hearing.

If the user for Building 103 is not research and is general office space, the parking requirement would then be calculated on square footage and would need a variance.

They will move the handicapped spaces closer to the building.  They will provide a tree plan.  The sidewalk will be lit from the parking lot to the building.  They will comply with Mike Sgaramella’s report.

Mike Cannilla stated that a storm water easement is needed and the applicant is aware of that.
Gary Feith asked about the covered walkway between the buildings.  It is slated to be removed, but the applicant would like to keep it, if possible.  It was decided that the covered walkway can be kept with an easement.  A zero side yard setback will be allowed only for the existing covered walkway.

Gary Feith asked if all of the lights could be brought down to the height required in the code.  It was noted that there is no impact to residents since the site is remote.
The plans will be revised prior to signature.

Mr.  Cannilla made a motion to authorize the Board Attorney to prepare a positive resolution, second by Mr. Feith.            

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 9:35p.m.
Marlene Rawson
Board Secretary
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