
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
March 14, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 14, 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. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Joseph Guerin

Mr. John Buchholz 
Members Absent:
Mr. Gary Feith

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:
none
On a motion duly made and seconded the meeting was adjourned at 6:31p.m.
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Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
March 14, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 14 , 2016 at 6:31 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. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla (left at 8:00 p.m.)
Mr. Joseph Guerin

Mr. John Buchholz 
Members Absent:
Mr. Gary Feith

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

Joseph Fishinger, Borough traffic engineer
Approval of Minutes:
1.
Approval of minutes from the February 22, 2016 meeting.
Mr.  Cannilla made a motion to approve the minutes, second  Mrs. Cefolo-Pane
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

2.
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.  

Mr.  Buchholz made a motion to approve the application and memorialize the resolution, second by Mr. Guerin
Roll:  Buchholz, yes;  Guerin, yes;  DeAngelis, yes;  Taylor, yes;  Margulies, yes;  Cannilla, no.
Preliminary & Final Site Plan:
8.
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.

Carried from February 22, 2016 meeting without further notice.
Nino Coviello, Esq. represented the applicant.  He stated that they will agree to adjusting the timing of the traffic light at Park Street to add 3 seconds.  They will bear the cost of doing so.
Carmen Cefolo-Pane asked about the dates of the traffic counts.

Mr. Fishinger confirmed that the new traffic counts used in the revised study.

Christopher Nusser discussed the changes to the site plan that were made as a result of the last meeting.  They added a sidewalk on the west side of the building to the last parking spot that delivery vehicles will use.  They squared off the curb to provide more space.  They have also added a sidewalk from the rear parking area by Park Street to the rear entrance to the building.
The building mounted sign is now depicted on the first wing of the building closest to the front of the building as discussed. The stop sign is now incorporated.  There is a split rail fence on the property line at the west side of the property that will run from the rear of the building to the end of the front parking lot.  They will screen the trash enclosure with landscaping.

The building sign  which consists of lettering will measure 18” tall and 18.5 feet long.  It will be back lit with LED lighting.  
The monument sign that is by the street is 3 X 8 wide feet and is sitting on a berm that is off the ground by 32”.  It is internally lit with LED lighting.  The street number will be 10 ½ “ high.  It is still 24 square feet, but longer than 6 feet.  It is similar in dimensions to other signs in the area.
They will comply with review letters from Mike Sgaramella and Robert Michaels.

Mike DeAngelis was concerned that the delivery truck parking space is too tight and the vehicle could have trouble backing up and maneuvering in and out.  The parking space is 9 x 18 with an extra 4 foot width.  However, the width of the drive aisle is only 25 feet.  
Mr. Cannilla stated that we must be sure that the space will work.  Mr. Buchholz did not think that the space is adequate and both agreed that the delivery trucks will simply pull up to the front of the building instead.
Mr. Buchholz suggested using the 2 parking spaces in the rear of the building.  After some discussion, the applicant agreed to convert and utilize the 2 parking spaces in the rear of the building as one large loading space.  They will deliver to the rear entrance which will be accessible to them.

The site plan will be revised to reflect that the sign is attached to the roof.

The meeting was opened to the public.

Paul Laurenzi, 63 Park Street.  Asked how much time is allotted to exit onto Columbia Turnpike from Park Street using the traffic light. Also how many cars are able to exit at a time.
Lu Ding, traffic engineer for the applicant was sworn in.  She stated that the light will stay green from 7 seconds to 9 seconds, depending on how many cars are in queue coming out of Park St.  They have agreed to increase this to 12 seconds.  It has been determined that this project will have minimal impact on the level of service at the traffic light.  The cycle time is 90 seconds.  Five cars can exit from Park Street in 9 seconds.

Chris Palumbo, Park Street.  Can we change the timing of the light if this doesn’t work?

Joe Fishinger, traffic engineer for the Borough, stated that they are adding 3 seconds.  It is possible to add more time, but a new traffic study would be needed because it will then affect traffic movement along Columbia Turnpike.  It is currently activated by camera only.  The camera equipment will be checked  when the timing is changed.
Mr. Cannilla asked if the illuminated parking lot and signage is on a schedule.

Mr. Nusser stated that they are not on a schedule.

Mr. Michaels stated that the ordinance must be complied with.

Mr. Coviello said that they will comply with the ordinance.  The office stays open late 2 evenings each week until 8:00 p.m..  However, the parking lot lights may stay on a little later for safety reasons.  It was agreed that the light schedule will be from 7a.m. to 9:30 p.m.
Mr. DeAngelis asked if there could be “No Parking” signs posted along Park Street or if the recommendation could be made.

Mr. Inglesino informed him that  request must be forwarded to the  Council for a decision.

Bob Michaels verified that one space in the front closest to the door would be assigned as a patient drop off/pick up area, and out of the parking space supply count.  This area was agreed to at the request of the Planning Board  who wanted a designated area for this purpose.  
Mrs. Cefolo-Pane asked what week was used for the  traffic counts.  

Mr. Nusser stated that they used a DOT traffic count in August and they also did a count on February 25, 2016 at the intersection.

Paul Laurenzi:  Asked if school buses were considered in the count.

Ms. Ding responded yes, they were counted.

Mr. Fishinger also concurred that they are included.

The meeting was opened for public comment.

Paul Laurenzi:  Wants the green light to be longer than 12 seconds.  He does not think that is long enough.  People run the stop signs in order to get out.
Mr. Fishinger responded that they looked at their analysis and made our recommendation based on the 3 seconds, but they can take another look and to see if they should recommend a few more seconds without degrading Columbia Turnpike.
Mr. Coviello reviewed the variance requests.  The “no loading zone” variance has been eliminated.  There are building sign variances and the parking space variance.  There are now 56 parking spaces.
There were no more comments or questions.

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

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

9.
B & B Associates, LLC  (Lightbridge Academy)

Application #15SP-7

165-167 Ridgedale Avenue



preliminary & final site plan


Block  1906, Lots 12 & 13

Applicant is seeking approval for the construction of a child care center.

Carried from the February 8, 2016 meeting without further notice

Susan Rubright, Esq. represented the applicant.  She stated that the plans have since been revised.  There also was a right of way dedication that affected the lot size.  It is now 1.04 acres.

The revised building is now a 2 story structure.  The square footage has increased slightly due to interior stairways.  The maximum number of children is unchanged.

Geoffrey Lanza, Engineer described the site and the orientation of the elements.  The building is now to the north side of the lot.  Parking is located in the front.  The play area is in the rear of the building.  The storm water basin is on the left side of the building.

A variance is needed for the 30 foot buffer requirement for the side and the rear.  The proposed buffer is 14 feet on the side and 14 feet in the rear.  It was noted that if the lot was under one acre, the buffer requirement would only be 10 feet and the plan would conform.  The lot size is just over an acre.  The playground area is 4740 square feet.  The parking lot has a 24 foot drive aisle that is looped.
They will landscape the basin.  The landscaping in the parking area is 14%.  They will comply with the Town Center Task Force lighting requirements.

The air conditioning condenser is located on the roof.  Snow removal will be contained on the west side.
Mr. Cannilla left at 8:00 p.m.
There is one sign on the front of the building and one monument sign on the property.

Mr. Lanza testified that they met with Mr. Fonzino and Mr. Carpenter and Mr. McGann of the Florham Park Fire Department in order to review the new layout.  They will increase the area in front of the building.  They agreed to place a fire hydrant on the island in the parking area.  They will provide a sidewalk on the residential side of the property for emergency evacuation purposes.

As per Mike Sgaramella’s report, they will install a crosswalk by the driveway.  The monument sign is externally lit.  They will provide light shields for the light poles.  They will plant mature shade trees and bushes on the south side.  They must bring in 1000 yards of soil for the property.

Mr. DeAngelis asked where the fill is going.  

Mr. Lanza stated that they must build up the rear of the property because it is very low.  This will not impact the neighboring property and the water will continue to flow the same as it is today.
Mr. Lanza stated that they can use an existing parking space for a loading zone during the day since they are primarily used for drop off and pick up of children in the early morning and late afternoon.  There will be plenty of empty spaces during the day for delivery vehicles.
Mayor Taylor remarked that Primrose School parking lot is full all day long.

The meeting was opened to the public.

Bill Ross, 161 Ridgedale Ave.  Where is the playground and how often will it be used?  How will this new location affect the noise from the children?

Mr. Lanza:  They are much further away now.

Karen Ross, 161 Ridgedale Ave.  Where is the fence? Is it sightly or unsightly?
Mr. Lanza explained that there is a  4 foot split rail and mesh fence around the basin.  This area will be landscaped and screened from your view.

Christine Davidson, 147 Ridgedale Ave.  Asked if enrollment numbers would be changing.
Mr. DeAngelis asked her to hold the question for the operator.
Mr. Buchholz asked if the fence will be sturdy enough to prevent a child from falling in to the basin.  

Mr. Lanza said that the fence will be secured into the ground.

Roman Lazar, 159 Ridgedale Ave.  How large in the HVAC system?

Mr. DeAngelis stated that they have not heard testimony on that yet.

Joe Fishinger, traffic consultant, asked how they are able to get maintenance equipment to the basin area.

Mr. Lazar explained that there is a gate so that the area can be accessed.
Phil Harvey, Chief of Development for Lightbridge was sworn in.  He stated that the number of children to be enrolled remains the same at 164.  The classes will use the playground intermittently with 2 classes at a time for 15-45 minutes and are always supervised.  This will equal about 27-30 children at one time.  There are 8 teaching classrooms and one multi-purpose room.  They are comfortable with 35 parking spaces.  The pick-up and drop off times are staggered.

Mr. DeAngelis asked if they are comfortable with 10 available parking spaces to accommodate pickups and drop offs for 150 children.  This is a confined acre where there are no alternative parking places.   He asked if there is a similar location that the Board can visit.  

Drop off and pick up takes 5-7 minutes per visit on average.  Staffing is staggered according to enrollment and the schedules of the children.

Mr. Harvey said that the Westfield NJ location is very similar.  They run at 80% capacity in this area. 

He said that Primrose is at 213 children capacity.  They will research that site.
Mr. Harvey also said that there is no kitchen or cooking facilities.  They do not need a loading area since there are very few deliveries.  He expects maybe 3 deliveries a week.
Roman Lanza, 159 Ridgedale Ave.  Is the Westfield location on a busy road?

Mr. Harvey:  It is on the main road through Westfield so it is very busy. It is the same type of road.

Karen Ross.  What happens when all the spaces are taken and more cars enter the lot to drop their children off and they start stacking into the roadway?  This is a problem.
Mr. Harvey stated that they have not experienced that and they do not expect that to happen.  We are comfortable that our proposal can accommodate it.  The traffic engineer can offer more testimony on this.
Mr. DeAngelis suggested designating parent and handicapped parking closer to the building.
Mr. Harvey said that the staff parking will always be towards the far end of the lot.  They typically do not have signage but they will if the Board wants.  They will suggest parking on one side so that the entering cars are already on the site.
Mr. Sgaramella asked for parking data from a similar site and they agreed to provide.

Mr. Harvey stated that there are no staff people outside unless someone needs assistance.
Mr. DeAngelis asked if he is aware that a “right out only” exit is being considered and would the facility work with that condition.
Mr. Harvey responded that it would definitely be an issue for them.  He was not aware of that possibility.

Mr. DeAngelis stated that there was another agenda item that must be addressed.  He asked Ms. Rubright what date they would like to return to the Board.

Ms. Rubright asked that the matter be carried to the March 28, 2016 Planning Board meeting without further notice.

Mr. Guerin made a motion to carry the application to the March 28, 2016 meeting with no further notice, second by Mr. 

Roll:  On a roll call vote all members present and eligible voted to carry the application.
2016 Housing Plan

10.
Public hearing and adoption
Mr. Inglesino summarized the 40 year history of the fair and affordable housing act (COAH) to the Supreme Court ruling that abolished COAH.  He also reviewed the methodology on the obligation numbers at the time which was “growth share”.  At the present time, the Courts have been charged to enforce constitutional compliance of this act and directed municipalities to use round one and two methodology as the formula. 
Florham Park is going through the process of keeping and preserving immunity from a builder’s remedy lawsuit while preparing a compliance plan.  There is much disagreement among the experts on what the fair share number should be.

It is recommended that the Planning Board adopt the Housing Plan and then it will be forwarded to the Borough Council for approval.

Bob Michaels reviewed the Housing Plan.  It outlines the obligation and how Florham Park will satisfy it.  Florham Park used E-Consult to establish the obligation number.  The “rehab” need is determined to be 68 units.  The prospective housing need is 500 units.

Florham Park met and exceeded the need of the prior round number of 326.  We had 375 units at the time, leaving a surplus of 49 units to go forward.  Since then, more units have come in (145).  The number that must be met and satisfied is now 355.  In order to meet this number the following sites have been identified:
The Green at Florham Park – 85 units

Sun Valley 3 – 32 units

147 Columbia Turnpike – 19 units

215 Ridgedale Avenue – 8 units

Alfieri Property (mixed use) – 90 units

Sisters of Charity – 37 units

Bob Michaels stated that the rehab number is very high and likely incorrect  since there is no substandard housing that exists in the community.  The census data indicates there are 200 homes with no kitchens.  It is highly suspected that they counted college dormitory space.  He believes that a more realistic number should be 25.
The meeting was opened to the public.

Carlotta Budd, Esq., attorney for the Sisters of Charity.  She is glad that the Sisters of Charity are included in the plan.  We don’t necessarily agree with your density.  They want a meeting to look at housing and other proposed uses for their property.

There were no other comments.  Mr. DeAngelis called for a motion on the housing plan resolution.
Mr.  Buchholz 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 the resolution.
On a motion duly made and seconded the meeting was adjourned at 9:45p.m.
Marlene Rawson
Board Secretary
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