
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
March 9, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March, 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. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 
Mrs. Gina DeLuca

Mr. John Buchholz (1st Alt)

Members Absent:
Mr. Michael Cannilla 
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




modification of prior conditions of approval

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 expand the child care into include children of 18 months.  She would limit enrollment of that age group to 10.  Currently the children must be at least 2 years old.
They are requesting that the following conditions be modified:

· increase maximum enrollment from 50 to 60 children

· age limits to be 18 months to 5 years

· staff to be increased to up to 12 members

Daniele Lindner, executive director, was sworn in.  She explained that there are a number of larger schools in the area that she is now competing with.  She wants to be able to accommodate her existing parents that have younger children.  These parents want to be able to bring both children to the same school and currently they are restricted from taking children younger than 2 years old.  She believes that unless she can take younger children, she will lose some existing children to a competitor.
She stated that realistically she will only increase enrollment by 8 children at the maximum.  Since the State mandates that the younger age group requires one teacher for every four children, it would not make economic sense for her to hire an additional teacher for only 2 children (10 maximum).  However, she wants the extra as a buffer.  
The State has approved her I-4 designation and the Construction Official will approve it as well as long as the resolution reflects the changes.  

The building has vacant space that will be used and she will be the sole tenant in the building. There are 37 parking spaces.   Parking is sufficient due to the decrease in office space.  Should these circumstances change, she will need to return to the Board.
The hours of operation remain the same at 7:00am to 6:00 p.m., five days a week.

Kindergarten is offered, and after some discussion with the Board, they have decided to amend the request to ask for age limits to be 18  months to 6 years old since some children in kindergarten turn 6 during the school year.

There were no other questions from the Board or the public.  Mr. DeAngelis asked for a motion.
Mr.   Feith made a motion to approve the site plan waiver, second  Mr. Guerin.
Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
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Borough of Florham Park

Planning Board

Regular Meeting Minutes
March 9, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  March 9, 2015 at 7:25 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. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic  (left at 7:30)
Mrs. Gina DeLuca    (left at 7:30)
Mr. John Buchholz (1st Alt)
Members Absent:
Mr. Michael Cannilla 
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:
11.
Approval of minutes from the February 23, 2015 meeting.
Mr. Guerin  made a motion to approve the minutes, second  Mr. Feith.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

London Day School




Application 15SPW-2
10 Ridgedale Avenue




modification of prior conditions of approval

Block 2702, Lot 1

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

Mr.  Feith 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.
Preliminary & Final Site Plan:


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 23, 2015 meeting without further notice or publication.

The record reflects that Mrs. Margulies and Mr. Feith listed to the audio recording of the February 23, 2015 meeting and are now eligible voters.
Susan Rubright, Esq. represented the applicant.  The project has been modified as a result of feedback and comments concerning parking from the Board members at the previous meeting.

Michael Lanzafama, project engineer provided testimony on the new plans.  He stated that the new plans will accommodate the parking needs.

A-18:
Landscape Plan (sheet 6 of plan set)
The Phase 2 dome is eliminated.  The ice rink will stay, as well as the larger dome.  

The parking lot area is reconfigured and increased to 306 spaces.  The demand has been reduced as a result of these changes.  243 spaces are required under the ordinance and 306 are provided.

The parking lot has been redesigned to be 160 feet back from Passaic Avenue.  There is a large lawn area  to handle overflow parking although it is unlikely that they will need it. The other lot will be 86.6 feet back from Passaic Avenue.  They have created a larger detention basin.

Total improved lot coverage will be 298,000 square feet, and reduced to 40.9%.

There will be a gravel strip around the remaining dome for storm water collection.  The snow can be stored on the lawn.  They will plan deciduous  trees  with large canopies to further screen the dome.

Balloons were floated on March 6th as requested.  
A-19:
site section exhibit (E-1)
The exhibit represents a cross section of Sun Valley apartments to the proposed dome.  The skylite  is higher than the highest apartment and they would not see the light from it.  The front and side of the dome is visible from Sun Valley, depending where the view point is.  The distance from the base of the dome to the apartment is 289 feet.  The distance to the peak of the dome is over 400 feet.
Mike Sgaramella stated that he reviewed  storm water manual design and it is okay with small changes.

A-20:
updated building 1 schematic
Matt Jarmel, project architect began testimony.  He referred to the updated Building 1 floor plan.  The large party room/catering space on the left side has been converted to a regulation size basketball court.  The space is 6,300 square feet.  There are benches for the teams, but no bleachers.  It will be open to the 2nd floor.

The camp activity room remains separate but adjacent to the basketball space. 
Mike Sgaramella verified that the area is for multi-sport use .
Bob Michaels verified will be a permanent wall to separate the camp space.

Dave Conklin stated that other sports will potentially use the area and an event is possible.  The maximum occupancy is 420.  The business plan is inclusive of basketball.  It is a very popular sport and they expect high usage.  
Joe Guerin concurred that there is a strong demand for basketball space. He confirmed that the hoops will be on wheeled stanchions.

Mr. DeAngelis said that in regard to an event at the location, would the events be connected to a sports activity that is using the facility, such as a team party.

Mr. Conklin stated that events  would mostly likely be tied to an activity that is utilizing the sports center.  
Mr. Conklin said that there would be no basketball or dome activities when an event is being held.

8:00-8:10pm – break.

Eric Keller, traffic engineer began testimony.  His latest report itemizes the significant reduction of demand at the center.
A-21:
depicting activity with a peak of 162

A-22:
depicting activity with a peak of 168

A-23:
depicting activity with a peak of 188
A-24:
depicting activity with a peak of 187 (afternoon) and 188 (evening)

These activities do not consider the drop off factor.  306 spaces provided– 286 maximum demand.  
Mike Sgaramella stated that Gordon Meth, traffic consultant, reported that the ITE and the ordinance requirement have all been met.

Mr. Keller said that the ingress and egress are all okay with the new plan.  The flow works well.
The outdoor pool is accessed by an emergency gate on the east side.  The employee parking area is on the west side of the dome.

Jan Ligas, dome consultant testified on the opaqueness of the dome.  He does not believe that residents of Sun Valley  would see the light bar from the sky lite from that distance and that height.  The dome does not reflect light.
Michael Lanzafama, engineer, began his planning testimony.  He offered proofs for the following C-1 variances:

setback for ice rink:  50 ft required, 25 ft. proposed.

setback for mechanical equipment:  50 ft required, 32 ft proposed
air lock system for dome:  150 ft required, 144.4 ft proposed
The property is irregularly shaped, there is a flood plan and wetlands that impact the site.  The main dome is compliant; and it is only the airlock mechanics that is outside the setback line.
Parking lot in the front yard (C-1)

The lot is proposed to be 150 ft from the street.  This is due to the lot configuration and the environmentally sensitive areas.

Height of the dome/height of an accessory structure:  40 ft required, 79.3 ft proposed
A “C-2” variance is being sought.  The topography of the site is complicated by fill.  It is a better planning alternative and it advances the purposes of zoning and planning to provide for both public and private recreational uses.  The height limitations exist to ensure air and light for adjacent structures.  The dome rolls away from adjoining properties.  Activity is enclosed by the dome therefore controlling any noise or light.  It is an attractive addition to the  community.  There is no negative impact and no detriment identified.
Other building locations and parking areas were discussed but Mr. Lanzafama concluded that moving the ice rink that would place parking in the rear would concentrate too much activity too close together and create too many logistical problems.  The stated that the present design works best for traffic flow.
A proposed picnic area site has not yet been determined.

Mr. DeAngelis commented that overflow parking should not be part of the plan, especially grass parking.

The meeting was opened to the public.

Mark Chernaman, Livingston NJ resident.  Partner in the project.  He stated that if the height of the dome was lower, the sky lite would be more visible at night.

Mr. Lanzafama agreed with that comment.

There were no more questions.

Susan Rubright stated that the case has concluded and summarized the application.  The testimony indicates the need for this type of facility. It is a nice redevelopment plan for the property and will be an asset to the community.  She believes that the proofs have been met and there is no negative impact.
The storm water requirement can be fine tuned and they will comply with the comments in the memo.  The resolution be conditioned upon complying with the Florham Park FIre Department memo.  

Mr. DeAngelis appreciated that the applicant brought forward a more workable plan.  Seeing no further questions or comments, he called for a motion.
Mr.  Feith made a motion to approve the application, second by Guerin. 

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 8:50p.m.
Marlene Rawson
Board Secretary
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