 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
February 23, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, February 23, 2015 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla

Mr. Joseph Guerin

Mr. John Buchholz (1st Alt)

Members Absent:
Mrs. Jane Margulies– Vice Chairman
Mr. Gary Feith

Mrs. Anne Maravic 
Mrs. Gina DeLuca

Mr. Martin Valenti (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 Waivers:
London Day School




Application 15SPW-2
10 Ridgedale Avenue




resolution modification

Block 2702, Lot 1

Applicant is seeking approval for the expansion of the child care program.

Cheryl Ehrgott, Esq. of Burns & Shaffer represented the applicant, Danielle Lindner.
The applicant wants to lower the age of eligible children from 2 years to 18 months.  This will create the need for increased staff.  After much discussion, it was determined that the applicant should first post public notice of the application in order to avoid any possible legal questions.   The application will be heard at the March 9, 2015 meeting.





On a motion duly made and seconded the meeting was adjourned at 7:20p.m.
February 23, 2015






Marlene Rawson











Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
February 23, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  February 23, 2015 at 7:30 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

Mayor Mark Taylor
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla (left at 8:50pm)
Mr. Joseph Guerin

Mr. John Buchholz (1st Alt)
Members Absent:
Mrs. Jane Margulies– Vice Chairman
Mr. Gary Feith

Mrs. Anne Maravic 
Mrs. Gina DeLuca 
Mr. Martin Valenti (2nd  Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Mr. Gordon Meth, Traffic Engineer Consultant
Approval of Minutes:
4.
Approval of minutes from the  February 9, 2015 meeting.
Mrs. Cefolo-Pane  made a motion to approve the minutes, second  Mr. Cannilla
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Preliminary & Final Site Plan:

5.
Florham Park Sports Dome and Event Center, LLC

Application 15SP-2


70-76 Passaic Avenue




preliminary & final site plan with


Block 4202, Lot 8





variances

Applicant is seeking approval for the construction of an event center that will include 2 permanent buildings, sports fields, dome, and pool.

Carried from the February 9, 2015 meeting without further notice or publication.
Susan Rubright, Esq. represented the applicant.  Matt Jarmel, project architect, discussed the interior of the permanent  building.

A-6:
Building #1 updated  floor plan

Mr. Jarmel described the interior layout.  There is an 8,000 square foot catering room.  There is a folding partition that will be used to separate the space for smaller groups.  This will be used mainly for summer camps.  Also in the floor plan are bathrooms, public spaces, cafeteria, catering kitchen, team rooms, and a pro shop.
There is also  a 7,000 square foot sports specific training area which includes 4 physical therapy cubicles, stretching area, warm-up area, strength training area, speed & agility area, all of which are used on a rotating basis.

A:7:

schematic enlarged floor plan
A:8:

schematic of mezzanine floor plan

Mr. Cannilla wanted the maximum number of people that would be permitted by code in the catering room.  It is 533 people.  He was very concerned with the total occupancy.

The second floor features administrative offices, restrooms, team club rooms, storage areas.

Ms. Rubright stated that traffic engineer Eric Keller will testify about the occupancy limits and what controls will be put in place to manage the occupancy and parking.

Mr. Cannilla said that catering is a different occupancy number and he did not think that this was not made clear or addressed properly in the ordinance.

Ms. Rubright stated that Mr. Lanzafama will address the catering aspect and how it is accessory as it relates to the ordinance.
Mr. Michaels stated that catering is listed as an accessory use in the ordinance, as well as the club house and restaurant that would be in conjunction with the primary use.
Mr. Cannilla wanted to know what simultaneous uses would occur.

Ms. Rubright stated that Mr. Keller will discuss that question.

Mr. Jarmel stated that these plans are the concept as of today and he does not anticipate that they will change.  He expects that his client will agree to occupancy limitations.

Jan Ligas, sports dome consultant from Arizon (design and manufacturing company) for the applicant was sworn in and gave testimony.  He stated that he was retained to develop the dome.  It must meet snow and wind loads by code.  He described the installation of the dome.  He stated that the code categorizes domes as temporary equipment.

Fans and generators allow the dome to stay up for days as long as no air escapes.  Even if the emergency access doors are opened, the dome will remain up for several hours.  He stated that there is a similar dome in Mt. Olive if someone wants to view an actual dome facility in person.

Ms. Rubright stated that they will provide information on comparable size domes and  facilities for the Board to see.

A-9:
photo of full size field (45,000 sq.ft.) day time at grade level
A-10:
photo of full size field night time, grade level
A-11: 
photo of full size field/total darkness, grade level
Dave Conkin, principal partner, was sworn in.  He stated he took the photo exhibits.  A-11 depicts a totally lit dome that is not visible at night.  Photos were taken at grade level.
Mike Sgaramella asked what happens if a cable snaps.

Mr. Ligas stated the system is designed to withstand a snapped cable.  The dome must be maintained.  His company has a stellar reputation, and the domes have a life expectancy of 20-25 years.

Mr. DeAngelis wanted clarification of meaning of temporary dome.
Mr. Ligas stated the dome is intended to stay up and does not need to be deflated. Preventative maintenance is routinely performed.

Mr. Buchholz asked how large the sky light is.  It is 50 foot wide and 290 feet long.  The sky light is really a cloth is 10% translucent at the top.  The fabric stays very clean.

Mr. Buchholz stated that since the apartments across the street are up higher, then they would see the light from the sky light somewhat more than the exhibit is depicting.   He asked if they could angle it away from the apartments.
Mr. Cannilla asked how far down from the ridge would the sky light go.  Ms. Rubright stated that they would get that information.  
Mr. Cannilla asked for a balloon test to give the board members a sense of size and height.

William Squires, a past facility manager for several professional stadiums, was sworn in.  He is very familiar with bus systems used and satellite parking that is being proposed.  He owns his own consulting company and considers himself an expert in organizing this type of activity.
He said that this is a cutting edge, state of the art facility that is needed in NJ.  He will work with the operator to maintain the bubble and ensure safety.

Eric Keller, traffic engineer for the applicant, was sworn in.  He stated that Gordon Meth reviewed the traffic report and has concurred with it.  
Mr. Meth stated that there is adequate sight distance at the entrance and exit of the facility.
Mr. Keller stated that the ordinance says there must be 1 space for every 750 square feet of floor area recreation and sports uses.  This should also apply to the ice rink.   Also one space for 200 square feet for spectator or party area.  His opinion is that it would apply to both principal and accessory uses.   That would equal 277 parking spaces.   He added that multiple uses at this site should be viewed as a whole since it is one facility. 

The sports performance uses are scheduled.  The birthday parties are staggered and are held on Saturdays and Sundays with a maximum of 4 parties at one time.  The large party room will be used on Fridays and Saturday evenings with a 7 p.m. start.  If a party has more than 200 guests, shuttle buses must be used.  They are in negotiations with the Livingston Mall for use of their parking lot.

Mr. Keller presented a number of bar charts and explained each.

A-12:  
weekday activity and parking capacity
A-13: 
 parking summary by activity
A -14:
 parking summary by hours
Peak capacity is  200 cars.  Mr. Keller assumed all fields and courts are being used at full capacity.

A-15:
Friday parking with a party 

Peak capacity would be  240 cars on site.  This includes all other activities on the site.

A-16:
Saturday/Sunday parking with a birthday party
No activity in the large dome at those times until 3 p.m.  Birthday parties up to 3 p.m.  Peak is 240 cars.

A-17:
Saturday/Sunday parking without a birthday party 
Activity only in the large dome.  Peak is at 200 cars.
At all times, the charts indicate that they are well below the 300 vehicle capacity

A number of Board members did not agree that offsite parking will work.  In addition, the ordinance does not permit offsite parking.

Mr. Guerin disagreed with the numbers used  for basketball and cited his experience as a referee and thinks the numbers are too low.  Ms. Rubright asked who he worked for since his statements are on the record.
Mr. Keller concluded that the parking will comply with the ordinance based on his information from the applicant and the uses and manner that was discussed.

Mr. DeAngelis stated that the Board is having a problem with a separate event which may or may not be accessory to the sports dome and the number of people attending these events and the parking count associated with that.

Mr. DeAngelis felt that the Planner should answer that question and Ms. Rubright agreed to that.
Mr. Sgaramella wants a written summary of the parking and Mr. Keller agreed to provide that.

Mr. Sgaramella asked about the possibility of free skating in the ice rink.  

Dr. Wolkstein said they are trying to accommodate the Board by showing Phase 2 of the proposal.  They will not do open ice time.  They want this project to work.

Mr. Meth asked about when the field would be divided in half, would it double the use.

Mr. Keller stated that only one team would be using the half field so the answer is no.

Mr. Meth asked about sports that bring in spectators.

Dr. Wolkstein said that parking passes would be given to control the parking.

Mr. Meth inquired about drop off rates and where they were derived from; it was the applicant’s experience.  Was it back checked with the ITE trip generation manual?
Mr. Michaels asked about the cafe area was counted for party area. He also stated that a variance would be needed for offsite parking.

 Mr. Keller said that the cafe area of 2500 square feet would add 10 spaces.  

Regarding pool use, Mr. Keller stated that it is only associated with the summer camp, so there is no additional parking demand for this use.

Mr. DeAngelis asked Dr. Wolkstein about a possible phasing of the project.

Dr. Wolkstein stated that they will do what is necessary make the parking work.

Ms. Rubright thought that the project could possibly  be phased, such as getting a preliminary and final on Phase 1 and hold off on Phase 2 until empirical data can be had.
Possible enforcement methods for parking were discussed by the applicant.
Mr. DeAngelis stated that they should take the next 2 weeks to discuss different options with the parking.

Mr.  Guerin made a motion to carry the application to the March 9, 2015 meeting, 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 10:30p.m.
Marlene Rawson
Board Secretary
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