 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

March 10, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 10, 2014 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. Joseph Guerin

Mrs. Anne Maravic 
Members Absent:
Mr. Gary Feith
Mrs. Jane Margulies

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

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:

Chairman DeAngelis verified with the Secretary that adequate notice of this meeting was provided by the Secretary of this Board in accordance with N.J.S.A. 10:4-6, et seq., “Open Public Meeting Act.”

Site Plan Waivers:
3.
KBS II 100-200 Campus Drive , LLC

Application #14SPW-03

100 Campus Drive



change of tenancy


Block 1201, Lot 7



 (Boyar & Souza)
Applicant is seeking approval for a change in tenancy.

Christopher Quinn, Esq. represented the applicant.  The applicant is the law firm of Boyar & Souza.  They will occupy 1600 square feet at 100 Campus Drive.

Jodi Giglio, CBRE real estate manager was sworn in.  She testified that the tenant has 5 employees and the hours of operation are Monday to Friday from 8am to 6pm.  Parking is adequate at the site.
There were no questions from the Board or the Professionals.  Chairman DeAngelis opened the meeting to public for questions.  Seeing none, he closed the meeting and called for a motion.

Mr. Cannilla made a motion to approve the site plan waiver, second by Mrs. Cefolo-Pane.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

4.
KBS II 300-600 Campus Drive , LLC

Application #14SPW-04

500 Campus Drive



change of tenancy


Block 1201, Lot 7



 (Insperity)

Applicant is seeking approval for a change in tenancy.
Christopher Quinn, Esq. represented the applicant.  The applicant is Insperity.  They are an outsourcing company.  They will occupy 16,204 square feet at 500 Campus Drive.

Jodi Giglio, CBRE real estate manager remained under oath and provided the testimony.  This location will become their northeastern hub.  They will initially have 40 employees but indicated that the number could grow to possibly 73.
The hours of operation are Monday to Friday from 8am to 6pm.  Parking is adequate at the site.  There will be a change to the monument signage.

Mr. Sgaramella asked that a parking table be submitted using the square footage calculations.  

Ms. Giglio agreed to forward that.  She added that this location provides shuttle service to the Convent train station which helps alleviate the parking.  In addition, there is banked parking on the site.

There were no other questions from the Board or the Professionals.  Chairman DeAngelis opened the meeting to public for questions.  Seeing none, he closed the meeting and called for a motion.

Mr. Guerin made a motion to approve the site plan waiver, second by Mrs. Cefolo-Pane.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

5.
Brooklake Country Club


Application # 14SPW-5

139 Brooklake Road



golf cart storage building


Block 3601, Lot 19

Applicant is seeking approval for a golf cart storage building.

Chairman Michael DeAngelis recused himself from this application.  Vice-chairman Michael Cannilla presided over the matter.

Sam DeAngelis, Esq. represented the applicant.  Mario Fastiggi, General Manager from Brooklake Country Club and Art Elias, PE, were sworn in.

The application is for the installation of a new storage building that will be used to house electric golf carts.

Mr. Fastiggi testified that the indoor storage is required for these carts for purposes of charging.  They all have an individual charging unit  and the must be indoors and protected from the elements.  Gas carts will remain outside.

The hours of activity will be from dawn to dusk, approximately 7am to 7pm.  There is no signage associated with this.  There is minimal lighting for safety purposes only.  The building will face the club side.  It will be in close proximity to the golf shop.
A utility connection will be installed from Brooklake Road.  The building will be an earth tone color to better blend in with the surroundings.

Art Elias testified that the impervious coverage is minimal.  The total acreage of the property is 158 acres and the total building coverage is 2.1 acres which equates to 1.3%, well under the maximum of 30%.  He will provide a zoning table with the calculations.
Mr. Elias stated that the building will be situated left of the driving range.  They will partially set it into a nearby knoll so that it is less noticeable.  The closest residential area is the condo unit known as Florham on the Fairways.  The building will be 140 feet from the nearest property line in that neighborhood.  They intend to screen it with white pines and a 2 foot high berm that will be placed between the condos and the building.
Mr. Cannilla asked that since the building is actually on lot 19, would the building coverage for that lot still be under 30% if it was not combined with lot 18?  Mr. Elias believes so, and will confirm.

Lots 18 and 19 are being treated as one lot.  There is no limit on impervious coverage in this zone.

Electric will be installed underground.  The building will be visible from Brooklake Road.

Mike Sgaramella agreed to work with Scott Carpenter on the tree locations and landscape buffer.   A revised zoning chart will be provided as well as the building coverage percentage for Lot 19.

There were no other questions from the Board or the Professionals.  Vice-Chairman Cannilla opened the meeting to public for questions.  Seeing none, he closed the meeting and called for a motion.

Mrs. Cefolo-Pane made a motion to approve the site plan waiver, second by Mr. Guerin.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

On a motion duly made and seconded the Work Session was adjourned at 7:35p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
March 10, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening March 10, 2014 at 7:35p.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

Mr. Michael Cannilla – Vice Chairman

Mayor Mark Taylor
Mrs. Carmen Cefolo-Pane
Mr. Joseph Guerin

Mrs. Anne Maravic 
Members Absent:
Mr. Gary Feith
Mrs. Jane Margulies

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney

Approval of Minutes:
Approval of minutes from the  February 10, 2014 meeting.

Mr. Guerin made a motion to approve the minutes, second by Mrs. Cefolo-Pane.            

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

5.
Wells Reit II 180 Park Avenue B105, LLC

Application 14SPW-02

180 Park Avenue, Building 105



change of tenancy


Block 1401, Lot 4

Applicant is seeking approval for a change of tenancy.

Mr.  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.

Major Subdivision Application (Joint):
6.
Borough of Florham Park – Donna Vespa


Application #14MSD-1

255 Brooklake Road





major subdivision


Block 2009, Lot 2

This application is for preliminary and final major subdivision approval with variance relief for acquisition of a portion of property known as 255 Brooklake Road to be annexed to Florham Park for open space and passive recreation.
Co-applicant Donna Vespa is seeking approval for excessive improved lot coverage and an additional accessory structure  in connection with a patio expansion and construction of a pergola.

Chairman Michael DeAngelis recused himself from the application.
The Borough portion of the application was presented by Municipal Attorney Joseph Bell and Borough Engineer Mike Sgaramella.  The subject lot is an 80,302 square foot lot that has a house, a detached garage, and a shed on it.   The lot is substantially oversized for the R-15 zone that it is located in.

The Borough has already purchased the rear portions of a number of properties along Brooklake Road for purposes of open space preservation and passive recreation.  This is one of the last remaining parcels.  30,000 square feet is to be subdivided off, leaving both lots conforming and the 150 square foot depth will match the other parcels that were already purchased.
However, the subdivision will create a variance condition for the Vespas’, leaving their total lot coverage at 32.1% where 30% is permitted.  There are no detriments to this.  The identified benefits with this C-2 variance is that is creates more open space and it is consistent with the zone plan.  Currently, there is a shed on the property to be subdivided off, and that will be removed.
Mayor Taylor added a final comment that the Borough has spent years working on this open space project and acquisition of this last piece will protect the area between the elementary schools and Stobaeus Park from development once and for all.

The Vespa portion of the application was represented by Sam DeAngelis, Esq.  His clients, Donna and Tony Vespa were sworn in.
Mr. & Mrs. Vespa had plans to improve their lot prior to the subdivision agreement.   They presented a conceptual rear yard landscaping plan.




Exhibit A-1 – rear yard landscape plan

Mr. DeAngelis reviewed the subdivision plan and reminded the Board that once the subdivision goes through,  there becomes an excessive  lot coverage condition of 32.1% without any of their planned improvements.  
The planned improvements are a deck replacement that will be made larger and comprised of pavers.  There is also a pergola planned.  These items will further increase the lot coverage to 33.4%.




Exhibit A-2, A-3 – photos of a pergola
On the property currently, there exists the home, garage (4 car) pool, pool shed, basketball court.  The total square footage to be added is 654 square feet.
The pergola is considered an accessory structure and no variance is needed.  The building coverage will be reduced by removing the old shed.

It was decided that exhibit A-1 is not relevant because the Vespa’s were not going to use the plan.

There were no objections by the neighbors and no public was present.

Bob Michaels stated that although the subdivision causes variances, the benefits created by the subdivision outweigh any detriments.  The accessory structures are pre-existing and the addition of a pergola is not a variance.

There were no other questions from the Board or the Professionals.  Vice-Chairman Cannilla opened the meeting to public for questions.  Seeing none, he closed the meeting and called for a motion.

Mr.  Guerin made a motion to authorized the attorney to prepare a positive resolution for approval at the March 24, 2014  meeting, second by Mrs. Maravic .            

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

8:30 p.m. – Break
7.
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.

Greg Meese, Esq. represented the applicant.  This is a continuation of a subdivision application for Building 103 and 104.  The prospective purchaser of Building 103 wants the subdivision line modified.  New plans have been submitted.
The parking variance is unchanged.

Scott Wyssling, PE testified that the original subdivision line jogged to the southeast to get around a parking space.  The prospective buyer wants the line squared off in case of a future building expansion for Building 103.
Building 104 will now have 598 parking spaces which has been reduced by 28 spaces but still conforming.  There is no change to the side yard variance or the lot line between the buildings.

There is a variance is for setback relief that is needed in order to keep four spaces.

The concept plan for conforming parking on Building 103 (1044 spaces) has been submitted and can be constructed without variances.  The detention basin can be built outside of the wetlands.
Plans have been revised as per all previous comments of the professionals.    Comments include not moving any handicapped spaces, bollard lighting, maintaining the historic tree rows from the Twombly Estate, granite block curbing, and the walking path off the main parking lot trail to be slightly modified. 

The setback variance will place nine spaces inside the setback.  Tactile warning pads on the sidewalk and the driveway will be added to the plan. The light fixture height variance remains on original parking lot.
Mr. Sgaramella stated that regarding the parking for Building 103, they will wait for the occupant and the use before making a determination as to whether the additional parking needs to be built.  The future occupant must come in for a site plan waiver.
Scott Wyssling stated that he will review to be sure that the bollard lighting and the foot candle layout are adequate.

There were no other questions from the Board or the Professionals.  Chairman DeAngelis opened the meeting to public for questions.  Seeing none, he closed the meeting and called for a motion.

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

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

Adjourn.

Dated: March 21, 2014
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