
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

March 25, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 25, 2013 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mr. Mark Taylor
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 
Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Members Absent:

Mr. Michael Cannilla – Vice Chairman
Mayor Scott Eveland

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


Mr. Michael Sgaramella, Borough Engineer
Mr. Russell Stern, 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 7:01p.m. 
March 25, 2013






Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
March 25, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening March 25, 2013 at 7:01p.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 10:30 p.m.

Members Present:
Mr. Michael DeAngelis - Chairman

Mr. Mark Taylor
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies (left at 8:10 p.m.)
Mrs. Anne Maravic 
Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)
Members Absent:

Mr. Michael Cannilla – Vice Chairman
Mayor Scott Eveland

Mr. Martin Valenti (2nd Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Russell Stern,  Planner
Mr. John Wyciskala, Esq. Board Attorney
Approval of Minutes:
Approval of minutes from the March 11, 2013  meeting.
Mr. Guerin  made a motion to approve the minutes, second by Mr. Taylor.            
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Site Plan Application:


Calvary Presbyterian Church


Application #12MSD-1

140-144 Ridgedale Avenue



major subdivision


Block 2303, Lot 1

Applicant is seeking preliminary and final approval for a major subdivision.

Chairman DeAngelis explained to the public how the hearing is conducted.
Rosemary Stone-Dougherty, Esq. represented the applicant.    She stated that this is a long established church in Florham Park.  They would like to subdivide a small portion of the property off of the Deerfield Drive area to accommodate the construction of  two single family home lots.  
Arthur Elias, the applicant's engineer, was sworn in and provided the majority of the testimony.
Mr. Elias visited the site and prepared the site plan.  The site is 5.71 acres and is located in the R-15 zone which permits residential homes and churches.

There is a parking lot that has 125 parking stalls.

There are two minor pre-existing, non-conforming conditions on the property.  The rectory is 51.3 feet from the property line where 75 feet is required.  Presently, the impervious lot coverage is 33.1% where 30% is maximum permitted.  The subdivision will reduce this  number to 32% which is still over the maximum, making it remain a pre-existing condition.
The public right of way (Deerfield Drive) would need to be extended by 130 feet making this a major subdivision.  Also utilities and storm sewer would need to be extended.

The grading on the site will be improved.

Three trees would have to be removed in order to extend the road, but they will plant two new trees.

The church's acreage would be reduced from 5.71 to 4.8 acres.

Currently, the parking lot has 125 parking stalls.  This would be reduced to 86 parking stalls where 82 parking stalls are required.  The lot is used once per week for worship services.

The parking lot will be re-striped and the dumpster will be relocated and provided with an enclosure.

They are requesting a variance for the parking stalls to be 9ft X 18ft which is the common standard.  It was disclosed that the parking spaces are already that size and they are asking for them to continue to remain that size.
There will be bollards and a chain with a locking gate at the end of the Deerfield Drive extension.  The gate will always remain closed and be used for emergency access only.
The lot situated farthest north has a lot depth of 147ft where 150ft is required.  This triggered a variance for the 3ft deficiency.

A-1 - Drainage exhibit

Presently, water on the property on the south side runs toward Lot 24.  This water will now run into seepage pits; then eventually into storm sewers.  The property on the north is primarily paved parking lot.  The new curbing will guide the water into newly installed catch basins.

Bob Michaels' reports requests that the applicant explain the C-2 variance criteria.  Mr. Elias stated that the benefits to granting the variances outweigh the detriments.  The storm water management will be improved; also Deerfield Drive is able to remain straight instead of having a jog in it.  This is preferred by the Engineer.  
Mike Sgaramella's report was reviewed.

· the final subdivision plat is needed

· they will submit the tree removal/replacement plan

· they will meet with the police and fire department for emergency gate access 

· applicant will provide enclosure and gate and hairpin striping

· the seat count in the church is 246 thus making the parking requirement 82 stalls

· They will install a new fire hydrant
· they will install a fence between lot 26 and the property line
Mike Sgaramella further detailed the application.  The request is a permitted use in the R-15 Zone.  Although Lot 26 would require a variance for lot depth, the size is in keeping with most of the home lots on the road.

The variance request for the parking stall size to be 9ft X 18ft is a size that is the accepted standard.  The hairpin striping will help cars to be centered when parking.

There are new recordation requirements that the applicant should be aware of.

There are only three (3) trees that will be removed for this project.

The building footprints depicted on the plans are conceptual.  They can be changed by the future homeowner but they must comply with the setbacks.

Mike Sgaramella concurs that storm water runoff will be improved with this development. The new homeowner will need to present surface grading plans to further  manage the storm water.  The driveways must be sloped to the street.
The church parking lot access will be limited to emergencies only.  Police and fire and EMS will have access.  It will not be open at any time, including for Sunday church services.
Mike Sgaramella asked what type of fencing would be used.  Rosemary Stone-Dougherty stated that it will not be chain link, but something to provide screening.  It will be installed on the church property.

Jane Margulies asked about the Sunday school that operates at the same time as church services.  

Mike Sgaramella said that the ordinance states that one parking space must be provided for the teacher plus two per class for a school but he did not think this would be classified as a school.
Rosemary Stone Dougherty stated that the parents must be attending church services to utilize this sitter service on Sunday so no additional parking requirement  would be needed.

Mike DeAngelis opened the meeting to the public for questions regarding the testimony.
A small number of residents complained that they did not hear any of the testimony and they can't ask questions because they did not hear anything.
Chairman DeAngelis stated that they should have indicated that they could not hear before now.
Art Elias recapped his entire testimony for the audience.

Resident (unnamed):  Will you eliminate the rear parking lot?

Art Elias responded that only a portion of the parking lot will be removed for one of the home lots. The chain link fence in the middle of the parking lot will be removed.  Access shall be from Ridgedale Avenue only.
Board Attorney John Wyciskala explained the subdivision approval process  for the audience.  He also described the two variances that are requested and the proofs that are needed for the relief to be granted.

Carl Behringer, 15 Harvale Drive:  Will there be a drainage curb on the house on the left and where will the pits be.  He does not want additional water on his property.
Simon Behringer, 15 Harvale Drive commented on the water problems in the area  and the new building must not drain towards his property.  He wants to be sure that the runoff from the existing grass area will improve.
Art Elias said that the seepage pits will be on the new lots.  He described the roof runoff and how the water is directed into the seepage pits where some will percolate into the ground and the rest will go out to the street into the municipal storm sewers.

Chairman DeAngelis stated that the applicant cannot make the problem worse.

Mr. Bazzini, 28 Deerfield Drive:  Are you going to extend the road?  
Art Elias stated that there will be a 130 foot extension. The cul-de-sac will remain as is, but the road will be extended.

Joan Metro, 11 Harvale Drive:  Are you aware there is a drainage problem from the church to between 11 & 15 Harvale Drive?  Will these new homes have basements?  Won't that hurt drainage too?
Mark Taylor reminded everyone that there used to be a home at that location that was torn down.

Mike DeAngelis stated that her current drainage problem should be brought to the attention of the town engineer.

Joan Metro stated that one home is better than two homes.  She does not want more drainage problems.  She also stated that she does not like the smaller 9ft X 18 ft parking spaces.  The shopping center by CVS was made terrible by this.

Mike Sgaramella stated that the N.J. Residential Site Improvement Standards for parking stalls is 9ft X 18ft and that size is now widely accepted as the standard.

Art Elias stated that drainage in the area of the new lots will improve  because the runoff will be directed into the municipal storm drains.  Art Elias looked at where Joan Metro's home is and determined that this development will have no impact on her property since it is situated on higher ground than the proposed lots.
Myron Kleban, 4 Crane Lane:  How many handicapped spots are there?  

Mr. Elias stated that there are three (3) handicapped spaces which meet the requirements.  They are the larger spaces with aisle areas  between them.

Mike Sgaramella stated that 2% of the seating capacity must be designated as handicapped spaces.

Vinnie Owens, 11 Crane Lane:  What was the purpose of the overflow lot?  The parking lot was full on Sunday for services.  Where will these cars now park?  What if there is a wedding?

Rosemary Stone-Dougherty replied that currently there is no striping in the lot and therefore parking is rather haphazard and disordered.  Once the parking lot is restriped, parking will be more organized and systematic and it will be a more efficient use of the area.

Mr. DeAngelis also replied that while he understands Mr. Owens' concerns about a wedding, the Board cannot take his word that the parking lot is always full because a parking study was not performed by him.  

Richard Davidson, 147 Ridgedale Avenue:  What about the jog in the road (Deerfield Dr.) to make the lot conforming.
Art Elias stated that in order to make the northern lot conform to the required lot depth, they would need to make up the 3ft deficiency in the front.  This would create a jog in the right of way.  The preferred alternative is to keep the extension in line with the existing road and it will remain 30 feet wide.

Richard Davidson also asked about the emergency gate and limiting the access/cut through by the Fire Department members responding to fire calls.
Art Elias stated that the church is private property.

Mr. Sgaramella stated that the applicant will meet with the Fire Dept. and other EMS to come up with an agreed upon emergency access plan.

Joan Metro asked where they would get the three feet that they need to make the north lot conforming.  Mr. Elias said that they would take it from the right of way.  

Mr. DeAngelis asked what the lot depth was on the southern side.  Mr. Elias stated it is 160 feet where 150 feet are required.
Rosemary Stone-Dougherty called Allen Klelland to testify.  Mr. Klelland was sworn in and stated that his position is an Elder which is member of the ruling body of the church.  He is also the treasurer.  He has been involved with the church for the past 15 years.

Mr. Klelland said that there is one church service on Sunday and the average attendance is 75-100 people at this service.  There is plenty of parking spaces for this service.

If for some reason, the church were to grow and membership increase, they would add another service.

The church hall is used on Saturdays for AA meetings between 10am and Noon.  There are approximately 50 attendees.

The church averages about 2 weddings per year.

Joan Metro:  What about funerals?  They can be quite large.
Mr. Klelland stated that there have been about two funerals each month recently.  He has not had a problem with parking.  He also said that in the unlikely event that there would be overflow parking, he has a good working relationship with the other houses of worship in Florham Park, such as Good Shepherd, Congregation Beth Torah, and Holy Family.
Mr. Klelland also stated that it has never happened that he needed to provide for overflow parking for any reason.
Joan Metro was also concerned about less available parking during snow storms when the plowed snow piles take up space.  
Mike DeAngelis stated that the Board has always been concerned about that issue, particularly as it pertains to the downtown shopping areas.  However, there is no provision in the ordinance addressing it.

George Grivalsky asked if a fence could be used across the emergency access rather than a chain.  
Mr. Klelland stated that the decision would be up to the church and the emergency responders.

George Grivalsky also asked about the fence plans and if pedestrians would have access to the church parking lot from Deerfield Drive.

Rosemary Stone Dougherty said that a stockade fence will be installed at the home on the right separating the church and home's property.   Pedestrian access is something that can be arranged.

Gary Feith stated that people attending church services may park on nearby streets and it is permitted.  
Gina DeLuca commented that some overflow parking is to be expected in the event of a funeral.  This happens at all churches.  She mentioned Holy Family and St. Vincent's in Madison as examples.  She also said that when you move into a neighborhood adjacent to a church, you have to be aware that there may be times where there will be vehicle parking on the adjoining streets.
Chairman DeAngelis stated that he will hear all final comments at this time.

Myron Kleban asked if the Engineering Department can do a study of the existing and proposed parking.

John Wyciskala responded that the Engineering Department has already reviewed this application and the church is compliant on parking and there is no reason to require a parking study.

Mr. DeAngelis stated not all of the parking is conveniently located near the building;  there will be parking that is further away.  He compared it to hearing constant complaints about the local shopping centers having no parking, but he has never driven by and not seen any available parking.  Parking may not be convenient, but it is available.

Seeing no other comments, Chairman DeAngelis closed the meeting to the public.  He stated that the church may become more popular one day and we will have to address that if that happens.  This application meets all of the requirements and it is hard to deny.  In addition, Borough Engineer Mike Sgaramella verified storm water runoff will  improve and the applicant is extending a road which is an expensive undertaking.

Mark Taylor said that funerals and weddings may on occasion produce more vehicles than usual.   The church officials stated that should the congregation grow, they would expand to two services on Sundays.  Storm water runoff  will improve in the area.  He asserted that the Planning Board is bound by law to make a judgment based on the merits of the case.

Gary Feith noted that the proofs submitted support the applicant.  He thanked the public for coming out to attend the hearing.
Rosemary Stone Dougherty briefly summarized the case.  She said that although the property has some pre-existing conditions, there is only one new variance that is being requested  and that is as a result of a mutual suggestion to keep the road extension straight (avoid a jog in the right of way).  She added that the church is an important part of the community.
John Wyciskala reviewed the open items.  The material for the gate at Deerfield Drive will be discussed and they will defer to EMS for the preferred locking device.  They will provide for  pedestrian access to the parking lot.  The dumpster will be enclosed.  There will be a 6ft high fence along the church property line of the house on the right side (north).  They are fully compliant with the reports of the professionals.

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

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 9:15p.m.
Marlene Rawson
Board Secretary
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