
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
April 13, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, April 13, 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
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz (1st Alt)
Mr. Martin Valenti (2nd Alt)
Members Absent:
Mayor Mark Taylor

Mrs. Anne Maravic 
Mrs. Gina DeLuca

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 meeting was adjourned at 7:01 p.m.
April 13, 2015






Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
April 13, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  April 13, 2015 at 7:01 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
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. John Buchholz (1st Alt)
Mr. Martin Valenti (2nd Alt)

Members Absent:
Mayor Mark Taylor

Mrs. Anne Maravic 
Mrs. Gina DeLuca

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner
Mr. John Wyciskala, Esq. Board Attorney
Approval of Minutes:
4.
Approval of minutes from the March 23, 2015 meeting.
Mr.  Feith  made a motion to approve the minutes, second  Mr. Guerin.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
5.
KBSII 100-200 Campus Drive, LLC




Application #15SPW-3


100 Campus Drive





change in tenancy – LDS


Block 1201, Lot 7

Applicant is seeking approval for a  change in tenancy.

Mr.  Feith made a motion to approve the resolution, second by Mrs. Margulies. 

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

6.
KBSII 100-600 Campus Drive, LLC



Application #15SPW-4

100 Campus Drive




monument signage (variance)


Block 1201, Lot 6





basketball court

Applicant is seeking approval for a larger monument sign (v), and to construct a basketball court.
Mr.  Feith made a motion to approve the resolution, second by Mrs. Cefolo-Pane. 

Roll:  On a roll call vote all members present and eligible voted to approve the resolution.
Preliminary & Final Site Plan:

7.
7 James Street, LLC



Application #15SP-3

7 James Street




preliminary and final site plan approval with 
Block 902, Lot 11




variance relief

Applicant is seeking approval for the expansion of a parking lot.

The applicant was represented by Steve Schaffer, Esq.  The applicant will be opening a medical practice (pediatric) which is permitted in the zone.  The proposal is to increase the 2nd floor.  They also need to slightly expand the parking lot and add three spaces.
A-1:
outline of description of 7 James Street

The need a variance for parking space size, a setback of 1.5 feet (for one parking space) and a no loading zone.

Frank Matarazza, Engineer and Planner, and also the building owner Dr. John Kintiroglou were sworn in and provided testimony.

A-2:
sheet  1 of site plan dated 3/23/15

A-3:
sheet  2 of site plan dated 3/23/15

Mr. Matarazza described the existing conditions of the property, including the parking lot configuration and location in the rear.  It is located on James Street between Leonardis Funeral Home and Little Duck School.  It has 2 light poles in the rear and also 2 building lights.

They must add three parking spaces. One is proposed to be added on the rear property line abutting AAA Club.  This parking space will result in an expansion of the existing 1.5ft setback.  The other two parking spaces will be added where the existing dumpster pad is.   One space is proposed to be 9x18 which is the current industry standard, and 2 will be 9 X 20.  He agreed to post “employee only” on the two new spaces that are close to the dumpster.
They will add a small trash dumpster pad (5ft x 8ft)  and it will be enclosed.  The lighting will be made conform to the current foot candle requirements.  The existing underground detention system is adequate to handle any additional runoff resulting from these improvements.  This was also confirmed by the Engineer.

One new flowering tree will be added to the landscape close to the 2 new spaces.  A new free standing sign will be placed in front.  It will be conforming and externally illuminated.  There is a maximum of 5 employees.
Dr. Kintiroglou stated that the trash that is generated is comparable to household waste.  He will try to arrange for trash pick-up by a smaller pick-up truck.  This is a general pediatric office and will only be using US Postal service, UPS, and FedEx for deliveries.  Deliveries would occur approximately once per week.  These trucks can turn easily in the parking lot.  Medical waste pick-up would consist of needles.  This pick-up would occur once every 3-4 months and is by car. 

The parking space size is the current industry standard and will match the other parking spots.  The 1.5 ft setback is needed to accommodate the parking space.

They stated that a loading zone is unnecessary and they will need a variance to remove this requirement.  

The architectural design is residential looking and will remain that way.  The landing will be made to meet the requirement of 5 feet.  They are aware that the interior must be ADA compliant and be barrier free.
There were no other questions from the Board, Professionals or the Public.

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

Roll:  On a roll call vote all members present and eligible voted to approve the application.
8.
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, dome, and pool.

The applicant was represented by Susan Rubright, Esq.  All witnesses were sworn in.  Also in attendance was James Lott, Esq.  Municipal Attorney for Chatham Borough.  Chatham has received notice of this application.  
Mr. Lott verified that the owner’s consent included all three lots since one is in Chatham Borough.  He questioned and raised an objection on the authority of the Planning Board to grant a height variance that exceeds 10% of what he considers a principal structure.  He believes that the height variance should be heard by the Zoning Board of Adjustment.

 John Wyciskala, Esq. Board Attorney for the Planning Boards responded that the Borough Planner determined that the dome is considered an accessory structure and therefore the height is a C-variance instead of a D-variance.

Susan Rubright also cited case law that supported accessory structure height as a C-variance.

Ms. Rubright continued that the use is permitted.  The following variances are needed:  setback, accessory structure height, and parking in the front yard.

Witnesses include:  John Wolkstein, owner;  Dave Conklin, owner;  Michael Lanzafama, engineer;  Matt Jarmel, architect;  Eric Keller, traffic consultant;  Jan Ligas, dome expert.

Mr. Wolkstein stated that the project will offer a direct benefit to area residents.  The need has been established.  He briefly summarized the project and described the proposed uses, interior layout, the exterior and the outdoor amenities.  He noted that a regulation turf field is an important aspect of the training program.
The site will be remediated as required.

A-1:
bird’s eye view photo of proposal
A-2:
aerial photo of location

A-3:
site photographs

Michael Lanzafama described the area and the surrounding uses.  It is 16.74 acres in the C-1 zone.  It is comprised of three tax lots;  two in Florham Park and one in Chatham Borough.  It is located on the south side of Passaic Avenue.  To the rear is the Passaic River, and it is across the street from Sun Valley apartments.  It is adjacent to commercial storage lots.
The lot configuration is unique and the southern part is impacted largely by wetlands.

The current use of the recycling of construction debris will be discontinued.

There will be two access points from Passaic Avenue.  It is comprised of a dome, concession building, outdoor pool area, indoor ice rink arena.  There will be covered drop off areas for both buildings.

The parking fields will consist of 306 spaces throughout the site.  The required amount is 243 spaces.
It is fully compliant with bulk standards in terms of lot and building coverage.  Even if the Chatham parcel was not included, it would still be compliant.

A-4:
colorized site plan

A-5:
colorized landscaping plan

A-6:
truck turning exhibit

The building setback variance is as a result of the airlock system for the dome not meeting the setback requirement.  Also, two side yard setback variances  are needed for the mechanical equipment of the dome and the side of the ice rink.  In addition, a height variance for the dome accessory structure is being requested for a height of 79’3”.  Front yard parking and parking space size (9x18) are also requested.

The facility will be made ADA compliant.  The storm water basin will handle all the runoff.  They will ask for an LOI and the DEP will supply the transition averaging plan.

There are extensive landscaping plans, particularly along the street.  Lighting will be LED on 20 ft. poles.

The dome fabric is opaque, and cannot be seen at night.

Fire trucks and EMS will be able to maneuver around the site.  Hydrants are located on the west side and they will loop the water main.  They will accommodate the concerns outlined in the fire department memo.

They stated that the lawn area can handle overflow parking if needed.  Also regarding snow removal, this can be placed on the lawn area  or in the rear.

The lots will be merged and all DEP reports will be provided.  They will arrange a meeting with the Fire Chief to address his concerns.  The sign will be compliant .
Two emergency generators will be provided.  They will meet the noise regulations.

With regard to construction phasing the project is proposed as is.  The ice rink will be constructed last.

All county comments have been addressed.  

Mr. DeAngelis reminded them that there is no excess parking allowed on grass.

In response to a question by Gordon Meth, Mr. Lanzafama stated that it is not likely that school buses will be on site.  However, Mr. Lanzafama stated that they would be able to park them if they had buses.
Mr. Michaels stated that all parking should be constructed at the same time.  

They agreed to move the handicapped parking spaces to the end of the ice rink.

Mr. Lanzafama stated that they intend to use some of the material from the existing operation, but they will not stockpile the material.

Mr. Cannilla verified that there will be no open public skating at the ice rink.

8:55-9:05pm:  break

Matt Jarmel, architect for the project, stated that the mechanical equipment for the buildings are located on the roof and will be screened by a mansard roof style.  The permanent buildings will have a lodge style type of architecture made of stone and composite siding and will each have a porte cochere.  They will be sure that a fire truck is able to fit underneath a canopy.
The dome is fabric and will be a gray color.  There is a sky lite at the top that will not be visible.  Snow slides off the dome and there is ample area surrounding the dome for the snow to collect.

A-7:
first floor schematic

A-8:
second floor schematic

A-9:
ice rink schematic

Mr. Jarmel described the first floor.  There will be a cafeteria, pro shop, kitchen, sports training rooms, bathrooms, locker rooms, indoor basketball court and camp activity room.  Also located on the first floor is the airlock entry way to enter the dome.

The second floor will feature a mezzanine style.  There will be administrative offices, storage facility, club rooms, and a viewing balcony overlooking  the basketball courts.

Mr. Jarmel stated that they will discuss the elevator details with the EMS for appropriate access.
The ice rink will be comprised of team rooms, benches, mechanical room and the ice rink itself.

Mr. Wolkstein testified that he has no plans to relocate his medical practice to this location.
Mike Cannilla asked what the commercial kitchen would be used for.

Mr. Jarmel said that it would be for the cafe and also for events that would be held there.

Mr. Jarmel also stated that the basketball space can legally hold 425 people.

Jan Ligas, who is a dome professional from Arizon Structures began testimony.

He stated that the dome is an air supported membrane structure.  It is designed for wind and snow loads.  It is categorized as a temporary structure according to the building codes.

Deflation would take hours.  This dome is opaque and no light will penetrate it.  It cannot be seen at night.  The sky lite is translucent to allow sunlight in during the day.  The sky lite cannot be seen unless you are at high elevations.  

Mike Sgaramella questioned a dome collapse.  Mr. Ligas stated that he knows of no catastrophic event where this has happened involving this particular structure.
There are no poles involved in the structure.  All lighting is attached to the structure.  The building stays up year round and there is no need to take it down.  The fabric is treated so snow can melt off.  It is flame retardant for the life of the product.  No lightning rod is needed.

A-10
picture of dome in the daylight (Mt. Olive)
A-11 
picture of dome in darkness (Mt. Olive)
A-12:
picture of dome in darkness with sliver of skylite showing (Mt. Olive)
Eric Keller, traffic engineer, began testimony and stated that traffic counts were performed at the site.

There are two driveways and there is sufficient site distance at both. There will only be a nominal amount of queuing.

Gordon Meth, traffic consultant for the Planning Board, concurred that there is adequate and acceptable levels of service.

Mr. Keller described the drop-off procedure and the circulation within the site.  Parking meets the code requirements and the parking stall size of 9x18ft. is the current industry standard.

A-13:
bar chart of weekday peak parking 

A-14:
bar chart of weekend peak parking

Mr. Keller described the parking charts submitted.  They depict different activities that would occur at the site at various times, and the parking that would be associated with each activity.  All numbers include staff.   All activities would result in parking demands that are well below available parking spaces.
Gordon Meth stated that the site distance is adequate and there are no issues with traffic.   He said that public skating would impact parking since it is a large generator of parking,  but it was represented that there would be no public skating, so there is no issue.

Mr. DeAngelis asked about making a one way drive throughout, but Mr. Keller stated that there is no need.
Mr. Meth also replied that it is not a good idea because two exit drives will clear the site better.

Mr. Cannilla stated that the idea of suspending some activities for the sake of other larger events would be difficult to enforce and regulate.

Mr. Keller said that it would be bad for their business to overcrowd the site with multiple activities.

Mr. Cannilla asked about the large events and if they were to come in by bus.

The Applicant said that all activities would be suspended the case of a large event.

There was lengthy discussion on different parking and occupancy numbers.  Some board members were struggling with one large event and how it would impact the area.
Mr. DeAngelis restated that the catering use is ancillary to the primary use as per the ordinance. He said that  large party type events should be linked to associated sports uses within the center.

Mr. Conklin agreed that the center will close when there is an event going on that has 400 people.

James Lott, Esq.  asked if spectator parking was considered.  

Mr. Keller replied that the number of spectators is included in his figures.  There is spectator seating  in the dome and limited seating in the hockey rink and there will be competitive play.
Mr. Lanzafama began his planning testimony.  He reviewed the requested variances (C-1).
Front yard setback to be 140.44 ft where 150 ft is required.

Side yard setback (ice rink) to be 25 ft where 50 ft is required.

Side yard setback (mechanical equipment) to be 32 ft where 50 ft is required.

Variance to allow front yard parking.

Mr. Lanzafama stated that there are practical difficulties with the lot.  It is unusually shaped and there is the environmental impact of the wetlands.

Regarding the variance for parking stall size to be 9 x 18, it is the industry standard and a better planning alternative (C-2).

Dome height to be 79.3 ft where 15 ft is required.  

A-15:
rendering of the dome (cross section of visual line)
Exhibit A-15  illustrates that the dome cannot be seen at night.   It will not overpower the site since large trees will diffuse the image.  The dome also rolls away from the site as you look at it.  The dome will eliminate year round noise  and high lighting that an outdoor field would include.  It advances the purposes of zoning with respect to recreational uses (C-2).

Bob Michaels added that this development will eliminate the unsightly use of the property that currently exists.   They will use a combination of new and existing trees on the site.

There were no questions from the Board, the Professionals or the Public.

Ms. Rubright indicated that their direct testimony is now complete.

John Wyciskala instructed the Board that if they choose to take a positive action, he recommends a vote to instruct him to prepare a positive resolution to be ready for the next hearing date.  This means that the application remains open and should be done as a courtesy to allow Jim Lott to discuss his findings with municipal officials of Chatham Borough and decide whether more information is needed on this project.
Mr. Lott assured Mr. Wyciskala that he would communicate with him as to any further concerns prior to the meeting.  They will likely have some comments from their Engineer.

Mr. DeAngelis called for a motion.
Mr. Guerin made a motion to instruct the attorney to prepare a positive resolution, second by Mr. Valenti. 

Roll:  Guerin, yes; Valenti, yes; DeAngelis, yes; Margulies, yes; Cefolo-Pane, yes; Cannilla, abstain; Feith, yes; Buchholz, yes.
Mr. Guerin made a motion to carry the application to the April 27, 2015  second by Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to carry the application.

On a motion duly made and seconded the meeting was adjourned at 11:10p.m.
Marlene Rawson
Board Secretary
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