
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
February 22, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, February 22, 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. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz 

Members Absent:
Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

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
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.
Florham Village, LLC



Application # 16SPW-2

187 Ridgedale Avenue



sign variance


Block 1901, Lots 1 & 2
Applicant is seeking approval for additional shopping center signage.

Carried from the February 8, 2016 meeting without further notice.

Gregory Meese, Esq. represented the applicant.  There are no changes to the monument signage.  Thomas Snyder from Bergen Sign was sworn in.

A-2:  sign handout

He described the handout which details the signage specifications.  The lower level wall signage will have gooseneck lighting above it. Total sign size is 30”  x 240” .  Each tenant panel would be 5 square feet.   
The directional sign on the peninsula will be 3ft x 3ft.  They will orient the directional  sign so it does not create an obstruction.  Placement will be discussed with Mike Sgaramella.  Bob Michaels stated that the maximum height allowed by ordinance is 4 feet.

Mike DeAngelis asked about the height of the tenant monument sign.

It is 7 ft. 6inches from the curb level.  The height will be measured from the grade of the sidewalk.  The sign panels will be above the hand railing.  

Mike Cannilla confirmed that there will only be one panel per tenant.  He asked if one tenant will be limited to a certain size panel.
Fred Kruvant, shopping center owner, stated that he wants to share the square footage of the sign with however number of tenants there are.  It would be the same way as the square footage of the retail space downstairs.  He will divide the space up to however number of tenants there are.

It was noted that the Board is only approving sign size.  
Mr. Meese summarized  that they tried to work with the Board.  They provided the gooseneck lighting as requested.  He asked for the application to be approved as amended.

Mr. Cannilla asked about the 2nd sign on the elevator.  It was supposed to be for the  downstairs tenant.  What happens to that space?

The applicant agreed to remove the 2nd sign option from the elevator since the monument signage will essentially replace that.

Mr. Buchholz thinks the application is reasonable and the plan is attractive.  There were no other comments.

Mr. DeAngelis verified that there are 2 variances associated with the application.  He called for a motion.
Mr.  Guerin made a motion to authorize the attorney to prepare a positive resolution, second  Mr. Feith
Roll:  On a roll call vote all members present and eligible voted to approve the authorization.

The meeting was adjourned at 7:10 p.m.   
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Borough of Florham Park

Planning Board

Regular Meeting Minutes
February 22, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, February 22 , 2016 at 7:15 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. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz 

Members Absent:
Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

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
Approval of Minutes:
1.
Approval of minutes from the February 8, 2016 meeting.
Mr.  Guerin made a motion to approve the minutes, second  Mr. Feith
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
2.
KBS II 300-600 Campus Drive, LLC


Application #16SPW-3


600 Campus Drive



change of tenancy (Quickplay)


Block 1201, Lot 6

Applicant is seeking approval for a change in tenancy.

Mr. Feith 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 the resolution.
Preliminary & Final Site Plan:

3.
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.

Mr. Inglesino stated that the applicant, through his attorney, has withdrawn the application without prejudice and no further action is required.

4.
Florham Park Investors, LLC


Application #16SP-1

222 Columbia Turnpike



amended site plan


Block 701, Lot 5

Applicant is seeking preliminary and final site plan approval for parking lot improvements.

Nino Coviello, Esq. represented the applicant.  The application includes the expansion of the parking lot, a wall mounted sign, lighting and landscaping.  They will eliminate the roman column from the main entry way.  They will have 3500 square feet of parking lot improvements including adding 14 spaces, ADA spaces, lighting and landscaping.

Brian Cich, Executive VP of Development for the applicant was sworn in.  He stated that the building was the office for the Boy Scouts previously, but is currently vacant.  He described the proposed interior.

It will be used as medical office space and will be for a primary care medical office.  There will be 6 providers;  2 physicians, and 4 physicians assistants.
They anticipate 18-24 patients to be there at any one time.

The hours of operation are from 9am to 5pm on weekdays, although personnel may be there from 8am to 7pm.  The weekend hours are Saturday, 9am to 2pm.  They are closed on Sunday.

They are asking for the loading zone requirement to be removed.  They stated that deliveries are walk-up with small supplies and there is no need for a loading zone.  

The interior will have exam rooms, staff lounge, waiting room and billing check out area.

The wall signage is for the building identification.

There are no drop-offs or pick-ups.  This is a walk-in facility only.  They are providing three ADA spaces.

The medical waste will be stored inside and picked up by a messenger.  The will park and pick up inside.

Bob Michaels asked about lab testing samples.  They stated that samples will be picked up inside as well by car.

Trash pickup will be between the hours of 7am and 6pm.

Mr. Cannilla was concerned about the lack of a loading space.  He felt that the delivery  trucks will block the entrance.  

Mr. Cich stated that there are a very limited number of deliveries expected.  They want to have plenty of parking for the patients.  He said that he can require the delivery vehicle to pull up further.  He said he can designate a parking spot for the truck if the Board requests.  

It was agreed that the westernmost door will be used for deliveries and a parking area will be designated.

The meeting was opened to the public.

Paul Laurenzi, 63 Park Street.  Asked about the entrances and exits onto Columbia.  Verified that in order to make a left on Columbia, one must exit on to Park Street and then go the traffic light.  He asked how many parking spaces there will be.
Mr. Cich stated that they are using the existing entrances and exits.  There is a “right only” onto Columbia from the exit.  Park Street will also have an exit as it exists today, and people will use that exit if they need to make a leftto go east on Columbia Turnpike.
Mr. Cannilla asked about the impact to EMS services.  He believes that there could be an increase.

Mr. Cich said that he has had no experience of increased use of EMS services in these businesses.

Carmen Cefolo –Pane asked it services were by appointment only.  Mr. Cich said that is correct; appointment only.  

Mr. Cannilla would like to see a drop off/pick-up area for patients.
Mr. Cich said that they would be amenable to making a parking spot that is close to the entrance, exclusively for drop off and pick-up only.
Chris Nusser, Engineer was sworn in.

A-1
page 3 of site plan, colored

A-2
proposed monument sign along Columbia Turnpike

A-3
building mounted sign and detail

A-4
photo of existing site (A,B,C) dated 2/22/16

A-5
photo of existing building without the column

Mr. Nusser described the site.  There is an R25 residential zone to the north and an office use to the west.  Exit on Park Street is a 2 way drive way.  The parking lot curves around from southeast to west.  Columbia Turnpike has a dedicated left turn lane to enter into the facility.

The entrance stairs to the building will be reconfigured to allow for more parking.  A ramp will lead to the handicapped parking spaces.  There are no changes to the Park Street entrance/exit and no changes to the Columbia Turnpike entrance and exit.  

The monument sign will be located back as per the ordinance.  The dumpster area will be placed at the end of the driveway.  The last parking stall will be enlarged to accommodate a delivery truck and function as a loading zone.  They will install a sidewalk to the western door.

There will be a building mounted sign on the southeast side of the building for visibility.  They are requested to use 9 x 18 parking stalls which is the generally  accepted standard.

They added stalls into the triangular end of the lot on the east side.   They are providing 57 stalls where 60 are required.

They have agreed to place a fence between  the subject property and  248 Columbia Turnpike.  It will be a split rail fence along the western property line  The connecting path will be removed.
All utilities are adequate.  The drainage is unchanged.  There will be tree removal within the triangle in order to add stalls.  The will comply with the tree ordinance.   They will also add evergreens along Park Street.  The dumpster area will also be buffered by evergreens for screening.
The lighting detail is provided.  The existing lighting is being removed and they are using low profile LED lamps.

They will comply with the engineering comments in both memos.  This application was reviewed and approved by the Morris County Planning Board.  There is no measurable increase in storm water.  All will be captured in the County system.  The will revise the lighting plan.
The front entry way in to the building will be made smaller but they will use the same materials.

Mike DeAngelis asked if it was possible to move the monument sign and then omit the wall sign.  The wall sign could be visible if it were lighted.  It would be better placed on the southern most side of the building so that the maple trees could remain and they will also shield any glow from the sign from Park Street residents.

Carmen Cefolo-Pane verified that 10 trees will be removed.  Replacements will be 24 trees onsite and 12 in the tree bank.

The meeting was opened to the public.

Chris Palumbo, 57 Park Street.  Why are the exits on Columbia just west and not east and west?  Where will the overflow parking go?  Park Street is very narrow.
Mr. Nusser stated that the exit on Columbia will remain as it is today with a right only, He indicated that if there were to be overflow, it would probably go to Park Street.

Mr. Cich stated that they are confident that the proposed parking will be adequate and they will not be deficient causing on street parking on Park Street.  His experience with similar sites is that the actual need will be below what is provided onsite.  The staff members total 21, and the maximum number of patients is 24.  
Paul Laurenzi:  He stated that he has never been in an office where no one was waiting.  He thinks they will be short on parking.

Mr. Cich said that they are comfortable that the parking will work.  Doctors will have 3-4 patient rooms.  That is the way that the office is designed.

Barbara Nevius, 89 West End Ave.  She asked why the parking stalls are smaller at 9 x 18 when cars are bigger these days.

Mr. Nusser replied that the parking space size currently on the property is that size.  It is the standard nowadays.

Mr. Michaels said that the state standard is 9 x 18ft  but Florham Park likes to keep the parking spaces at 10 x 20ft  so there is some control.
Mr. Buchholz verified that there is no curbing on Park Street and no restrictions on Park Street.
Mr. Inglesino stated that the Board has no jurisdiction to restrict parking on Park Street and that request would need to go to the Borough Council.
Mark Phillips, 248 Columbia Turnpike.  Confirmed that he is the management company for 248 Columbia Turnpike that is next door to this property.  He said that one of his former tenants used the parking lot at 222 Columbia Turnpike for parking on off peak hours.  The walkway linking the two lots  was built for one of his tenants

Break:   8:55pm-9:05pm
Mr. Nusser offered planning testimony.  He reviewed the variances.
The number of required parking spaces is 60 and they are providing 57.  This number is sufficient based o the ITE trip generation manual which says that 52 stalls are sufficient.
The parking space size of 9 x 18ft meets the RSIS requirements, and this is an office setting.
 With respect to the front yard parking variance, this is a hardship since there is only front yard area available. It is consistent with other uses along Columbia Turnpike.
Regarding parking in the 30 ft. buffer, there are several parking stalls that are in the buffer.  This is a result of the irregular shape of the lot.  Also, when the intersection was reconfigured, they took the right-of-way.  Landscaping will mitigate any negative impact.

The monument sign is a full depth sign and is proposed to be 3ft x 8ft.  The lower portion has the address.  They will keep it out of the buffer. It is similar in size to what is existing now and he will get the exact size of the current sign size.

The wall mounted sign on the building is back lit by LED.  They will move it to the building wing closest to Columbia Turnpike.  The adjacent building wings are forward and will block the sign from the residential homes on Park Street.  Signage is necessary for a doctor office.  It is not utilized by regular visitors on a daily basis.
Mr. Cannilla asked what the sign will say.  He also wants to know the size of the lettering that is proposed.  It appears to be 9.5” letters that would be very hard to read from the road.  
Mr. Nusser agreed to submit the sign size as it is proposed to be for the next meeting.

Mr. Michaels verified that the sign size will be 30” high and 75% of the width of the building wing that it is proposed to be mounted to only.
The loading zone is proposed to be 14ft x 30ft.  Testimony on this will be heard at the next meeting.

Mr. Coviello asked that the application be carried to the March 14, 2016 meeting without further notice.
Mr.  Cannilla made a motion to carry the application to March 14, 2016, second by Mr. Guerin. 

Roll:  On a roll call vote all members present and eligible voted to carry the application.
On a motion duly made and seconded the Board entered into executive session at 9:30 p.m.

Mr. Guerin made a motion to return to the regular meeting and also a motion to adjourn.
On a motion duly made and seconded the meeting was adjourned at 10:15p.m.
Marlene Rawson
Board Secretary
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