
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
February 9, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, February 9, 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. Michael Cannilla
Mr. Gary Feith

Mrs. Anne Maravic 
Mr. John Buchholz (1st Alt)
Members Absent:

Mr. Joseph Guerin
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:

none
On a motion duly made and seconded the Work Session was adjourned at 7:00 p.m. 
February 9, 2015






Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
February 9, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening February 9, 2015 at 7:00 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. Michael Cannilla
Mr. Gary Feith
Mr. Joseph Guerin (7:30 p.m.)
Mrs. Anne Maravic 
Mr. John Buchholz (1st Alt)
Members Absent:

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
Re-Organization:
6. 
  Nomination for Vice-Chairman
The candidates that had been nominated for vice-chairman were Michael Cannilla and Jane Margulies.  Michael Cannilla withdrew his name.  By acclamation, Jane Margulies was approved as vice-chairperson.
Chairman Michael DeAngelis and Mayor Mark Taylor both thanked Mr. Cannilla for his leadership as vice-chairman for the past several years and look forward to his continued support and contributions as a member of the Planning Board. 
Approval of Minutes:

7a.
Approval of minutes from the  December 17, 2014 meeting.
Mr.  Feith 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.

7b.
Approval of the minutes of the January 12, 2015 meeting.
Mr.  Feith made a motion to approve the minutes, second  Mrs. Margulies

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

8.
Oink and Moo BBQ, LLC



Application #15SPW-1

54 Broadway




change of tenancy


Block 3402, Lot 28

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.
Amended Preliminary & Final Site Plan:

9.
Automatic Switch Co. (ASCO)


Application #14SP-4


160 Park Avenue




amended preliminary & final site plan


Block 1401, Lot 3.02



sign variance
Applicant is seeking approval for two single story additions and a number of variances

Carried from the January 12, 2015 meeting without further notice or publication.

Jack Dusinberre, Esq. represented the Applicant.  Testimony on this application has essentially concluded.  The agreed to sanitary sewer easement is depicted on Exhibit A-6.  The remaining open item is the parking variance that is needed and what circumstances would trigger a new review by the Planning Board.  This matter has now been resolved and is clarified in the resolution.
The 626 existing parking spaces on the site are adequate for the use that the applicant is proposing.  The lab and office space will be comprised of 486 employees.  Any change of this use, change of tenancy or ownership, or an increase of office space use to more than 35,250  of additional square feet would require a formal review by the Planning Board.  

John Wyciskala, Esq., Attorney for the Planning Board informed the Board that a resolution was prepared in advance of the hearing in the event that the Board votes in favor of the application.  Language addressing intensification of the use in the building and related parking effects has been inserted in the resolution.  He, as well as Jack Dusinberre, Esq. Attorney for the Applicant agreed that this language is enforceable and will protect the interests of Florham Park.

Mike Sgaramella, Board Engineer, agreed that it is logical and fair for each.
Rich Adelsohn, Architect  for the Applicant identified the square footage of the uses that are proposed:

· cafeteria


     7,500 square feet
· common space and labs
139,000 square feet
· office space

   85,500 square feet
There is enough existing parking to support up to 35,250 more square feet of office space before a review by the Planning Board becomes necessary.  It was also verified that a total of 1,055 parking spaces  is possible because there is banked parking on the site. 
It was identified that total square footage of the building should be 254,330.  This must be correctly noted in the resolution.
There were no further questions from the Board, Professionals, or the Public.  

Chairman DeAngelis asked for a motion.

Mr.  Cannilla made a motion to approve the application and memorialize the resolution and amendments that were agreed to, second by Mrs. Margulies. 
Roll:  On a roll call vote all members present and eligible voted to approve the application.
Preliminary & Final Site Plan:

10.
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.
Susan Rubright, Esq. from Brach Eichler represented the applicant.  
The site plan application includes variance requests for setbacks and accessory structure height.

Witnesses include:  Dr. John Wolkstein who is a principal applicant, Michael Lanzafama, Matthew Jarmel, John Ligas, Eric Keller, William Squires.  All were sworn in.

Dr. Wolkstein is a chiropractor and David Conklin who is a physical therapist want to build a sports center in this area.  An indoor, regulation size turf field is not available in this area.  It is needed, and this location is convenient.

The project will be developed in two phases.  The current business that is on the property will cease.  Environmental studies will be completed and the area will undergo any needed remediation.

Phase 1 will include construction of the clubhouse building and the larger turf field dome.  There is one main entrance and that will lead into the main dome.  Dr. Woolstein emphasized that this is a drop off business.  Hours of operation are proposed to be 8:00 a.m. to 1:00 a.m., 7 days a week for the sports dome. Training and therapy from 8am to 8pm.  
A-1:  rendering of proposed site plan planned developed (A-600)

The sports dome can be utilized by many different sports.  The dome is opaque and cannot be seen at night. It is a regulation size turf field and is climate controlled.
There will be conference rooms, work stations, and medical and therapy rooms in the main building for in-house training services and rehabilitation use.  Also, there are administrative offices on the 2nd floor.  Summer camps and seminars will be offered in the second floor space.  There is an outdoor pool for the summer day camp program in the rear of the building.  Dr. Wolkstein will have a satellite office that will operate by appointment only between 9am and 1 pm and 3pm and 7pm.  .  He typically sees 3 patients per hour.  
Phase 2 will commence in 1-2 years.  It will include an indoor ice skating rink and a smaller basketball and multipurpose sports dome.  
The main building will have a concession/party room.  This can be used for birthday parties, special occasion parties, corporate events and seminars, and other similar celebrations.  They will provide traffic control and valet parking if needed for any event.
Questions and comments from the Board include the following:

Mr. DeAngelis is concerned with the 1:00am closing.  The location is close to a residential area.  Dr. Wolkstein stated that adult leagues typically begin later and run late into the evening.  Also, parties could possibly run that late mainly on the weekends.
Mike Sgaramella confirmed that there are no hours of operation in the C-1 zone.

There was an inquiry about alcoholic beverages.  They would not be provided by the event center, but would be allowed if the proper permits were secured.  

Mrs. Margulies asked about the capacity for the dome.  It is large enough for a regulation size soccer field but there are dividers that will separate the dome into different spaces.  She asked if it would possibly used for a large event.
She asked about the party room and it was stated that parties will be 150-200 at the most.  Catering will not be done on the premises.
Mr. Cannilla said that the plans show a 12,000 square foot party room and that can hold a lot more people. They will clarify that because that was not the intention to have a room that large.  

He also stated that he was not aware that a medical use is being proposed and thought that was mainly sports and recreation center.
Dr. Wolkstein explained that part of an elite athlete’s training regime includes physical therapy and chiropractic service.  His offices on the second floor of the main building are satellite offices for mainly for these uses.  It is common for these services to be onsite at this type of facility.  He intends to keep his offices at his present location in West Orange for other patients.
Mr. Feith commented that this facility is geared for many different age groups and uses.  It is apparent that it is not just for kids and seems to be more of a sports performance operation for elite athletes.
Mr. Buchholz asked how the use of the facility works.  Is there a membership?  Can an individual simply sign up to play on an in-house league?  Dr. Wolkstein stated that it is set up for team and league play only.  This way they can control the number of people and parking.
Mr. Cannilla noted that the square footage of the space will impact parking and that is his big concern.  He asked if patients will be seen there that are not using the sports facility.  Dr. Wolkstein stated that it is possible but not likely since he has his main office in West Orange.
Dr. Wolkstein stated that the business is a huge drop-off facility.  Also car-pools are quite common.  They will utilized time management techniques to control any overlap in team parking or team training.  An individual will be able to buy a package of athletic training sessions.
Dr. Wolkstein anticipates that there will be a total of 20 employees for operation matters.  The pro shop would have 1, physical therapy suite would have 4 on staff,  the cafe would have 1-2, and the dome would have 2  facility staff.  Staff trainers would be used as needed.  Teams arrive with their own coaches.  Parents will be supervising  the children’s parties.  Tournaments will be held.
Summer is their slow season and the use would be primarily for sports and day camps.  The staffing is estimated to be 10-15 for this purpose.  No pool memberships will be offered, and the pool will only be for day camp and sports camps.
Michael Lanzafama, PE, engineer for the project began testimony.

A-2:  aerial photo with sight lighted in yellow


A-3;  series of site photos


A-4 : phasing plan depicting that the lots will be merged

 He described the location and the area.  It is 16.7 acres in size, bordered by the Passaic River in the rear, and Passaic Avenue in the front.  It is adjacent to a construction storage yard and across the street from Sun Valley Apartments.  Less than 10 acres are developable due to wetlands and transition areas.
The existing conditions show a recycling operation of concrete and asphalt, and several storage sheds.
He described the topography as rolling from west to east with a drop off in the rear,  and stated that all construction will occur above flood hazard level.  The wetlands line has been  delineated. The property is narrow at  440 feet in front and then widens in the rear.
 The site plans depicts a 125 ft. x 200 ft. concession building and a dome of 240ft X 380ft and  91,200 square feet.  They are attached and the dome is considered an accessory structure.  There is a large patio and pool that is  3200 square feet in size, in the rear of the building
Mr. Lanzafama said the design element is the ability to have traffic come in and drop off people then leave or park.   Typically a car would arrive at a large drop off area and drop off the players in the front of the main building.  This is how the dome is accessed.  Because of the wetlands in the south, the parking lot must be situated in the front.  The dome has less than the required 50 feet of frontage from the roadway. Employee parking is at the western side of the dome.
The second phase is a 192X180 dome (34,280) square feet that is connected to another building that is 140X250 (35,000 square feet) with hockey rink.    
Parking would be built as 220 spaces in Phase 1 and 80 spaces in Phase 2 of the project.
Mechanical equipment  and generator are  located on the west side of dome 1, and the east side of dome 2.  The loading area and enclosed trash and recycling at the ends of each building.
They will re-use fill material and will build a retaining wall along the south and west side of property.  It will be 4-5 feet and will have a guide rail.  The pool will be fenced.  There intend to have a one way traffic pattern through the site, and an emergency access road along the rear.  They will be able to have a cross walk system to access one dome from the other.  There are 8 handicapped spots.

There is a series of catch basins that will capture the surface water.  The water would lead to a treatment system and lead to an underground detention system that will discharge to the Passaic River.  They will provide a maintenance manual.

Water and sanitary sewer is accessible and they will use the sewer pump station located at Sun Valley.  A fair share user fee must be finalized.
The lighting plan includes the use of LED fixtures on 20 foot high light poles.

The landscape plan includes various ornamental and shade trees.  There will be dense evergreens planted along the street.  130 trees will be planted and will operate like a large scale rain garden.  The ordinance requires that 10% of the parking lot be landscaped and they are proposing 17%.

Mr. Lanzafama discussed the variances needed.  They have a 25 foot side yard setback where 50 feet is required.  The accessory structure that is attached to the main building has a 15 foot setback where 50 feet is required.  A side yard setback may be needed for the mechanical equipment.

Both domes meet the front and rear setback requirements.
They need a variance for front yard parking and parking stall size.

A variance is needed for the height of an accessory structure.  Dome #1 is 79 feet 3 inches (82 feet if the raised grade is considered).  Dome #2 is 60 feet (62 feet if the raised grade is considered).

Although Michael Sgaramella felt they needed a parking variance, they believe that they have adequate parking.  The different uses on the site are all related to the same group of people.  Their understanding is that the standard is designed to handle the complimentary and shared uses.

They will have a monument sign at the entrance driveway.
Aside from the parking question, all the comments in Mike Sgaramella’s report will be addressed.  They will address the comments in the Fire Department memo and will adjust the building canopy to fit the fire truck.

Core drilling has been done and there is not a lot of fill.  The soil is very compacted and he does not see a problem sinking footings.

It was determined that a front yard setback variance will be needed for the airlock mechanism and the large condensing units will need a side yard setback variance.

The dome is about 300 feet from Sun Valley apartments.  Mr. Cannilla is concerned that Sun Valley does not have a sense of the size of the domes.  The top of the dome is 20 feet above than the roof of the buildings.  

Mr. DeAngelis stated that the employee parking is so far away from the building entrance and he is concerned that they will not use it.
Mike Sgaramella said that the emergency access driveway width is 15 feet and it should be 18 feet for a fire department.  Mr. Lanzafama stated that it would be used more for ambulances and other EMS services.
Mr. Lanzafama also stated that the grade is well above the State mandates for Passaic Avenue.

Matthew Jarmel, Register Architect for the project began testimony.  He has designed fitness and wellness centers in the past.  He discussed the uses of the center.  There are three primary functions:  sports, summer camps and special events/parties.  

The first floor will be 25,000 square feet and  would include a team rooms, cafe, large party room that can be subdivided,  pro shop, physical therapy area, restrooms.   The smaller second floor will be open to the catering/party  area and the physical therapy area, and  has workstations, medical practice rooms, administrative offices, and conference rooms.

The attached dome is what is known as a membrane structure as per the building code.  No sprinkler system is required.  It is heated and cooled and snow simply melts off.
Phase 2 of the business plan includes a ice rink for hockey teams to rent.  They do not intend to have open ice time for the public at this time.  There is a pro shop, team rooms and locker rooms, cafe, The attached, second smaller dome would be have 3 regulation size basketball courts and multipurpose area.
All HVAC and mechanical equipment will be on the roof.  The ice rink will also have a mechanical room on the floor.

Elevators will be made large enough for a gurney to fit.  They will comply with the comments of the Fire Department.  They will be sure to make the canopy high enough for a fire truck to fit under.

The domes have footings that are used to hold the structure down.

Mr. DeAngelis was unsure about the catering use.  He was not certain if that would be considered something entirely different.

Mrs. Margulies stated that the applicant must be prepared for the opportunity for large scale events that will inevitably occur and present itself to them.
Mr. DeAngelis stated that the application will have be carried to the next meeting due to the late hour.  He asked for a motion.
Mr.  Guerin made a motion to carry the application to the February 23, 2015 without further notice, second by Mr. Taylor. 
Roll:  On a roll call vote all members present and eligible voted to approve the application.
On a motion duly made and seconded the meeting was adjourned at 10:30 p.m.
Marlene Rawson
Board Secretary






December 8, 2014
PAGE  

