
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

April 14, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, April 14, 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

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Members Absent:

Mrs. Carmen Cefolo-Pane

Mrs. Jane Margulies

Mrs. Gina DeLuca 
Also Present:


Mr. Michael Sgaramella, Borough Engineer
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 Work Session was adjourned at 7:03p.m. 
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Board Secretary 


Borough of Florham Park

Planning Board

Regular Meeting Minutes
April 14, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening April 14, 2014 at 7:05p.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

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Members Absent:


Mrs. Carmen Cefolo-Pane

Mrs. Jane Margulies

Mrs. Gina DeLuca 

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. John Inglesino, Esq. Board Attorney

Approval of Minutes:
Approval of minutes from the  March 31, 2014 meeting.

Mr.  Cannilla made a motion to approve the minutes, second by Mayor Taylor .            

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

Resolution of Approval:

8.
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.

Mr.  Cannilla 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.

Pending Ordinance Review:

Review of Borough Ordinance # 14-1, amending and supplementing Chapter 250 to allow corporate suites.
Introduced on April 3, 2014 and scheduled for public hearing and adoption on April 17, 2014.
Mr. DeAngelis asked the Board members to review the proposed ordinance and asked for any final questions or concerns.  Seeing none, he asked for a motion to authorize the attorney to forward a positive letter of recommendation for adoption to the Council.
Mr. Guerin  made a motion to authorize the positive letter of recommendation to be forwarded, second by  Mr. Feith.

Roll:  Guerin,  yes;  Feith, yes;  DeAngelis, yes;  Cannilla, abstain;  Taylor, yes;  Maravic, yes;  Cocozza, yes;  Valenti, yes.
Break:  7:15pm – 7:30 pm.
Subdivision Applications:

Coviello Brothers Greenhouse Properties, LLC


Application # 14MSD-2
42, 48 & 58 Brooklake Road




preliminary major subdivision

Block 4101, Lots 5, 6, & 25

Applicant is seeking approval to subdivide the property into 25 lots.
Brian Burns, Esq. of Burns & Schaffer represented the applicant.  He clarified that the application is for a subdivision of 25 lots, but preliminary only.

He described the location of the lot.  It is  an irregular shaped lot that is approximately 30 acres.  It is in the R-15 zone.  It is currently being used as a landscape storage yard.
The plan calls for 23 building lots, a sewerage pump station lot, and one wetlands lot (lot #25).
The applicant is also requesting approval for a development permit because there is a flood plain area on the property,  as well as limited number of variances on lots 5, 6, 25, and lot 32 as part of this application.

The storm water management plan is unavailable as it is currently being revised.

Christopher Nusser, PE, was sworn in and accepted as an expert.  He marked his exhibits as follows:

A-1 – aerial photo of Coviello property with overlay of proposed subdivision layout

A-2 – colorized version of sheet 4 of the plan set dated 10/7/13.


A-3 – revised subdivision plan dated 4/14/14.


A-4 – architectural detail of proposed fencing for around pump station

Mr. Nusser described the existing conditions on the property shown on exhibit A-1.  There are utility easements to the south end of the lot.  There is one residential home with a driveway.  Also there is another house being used as an office, a storage building, a garage, and one stack.

Mr. Nusser explained that the A-2 site plan does not depict all the wetlands.  The colored green line denotes the wetland area boundary, and the yellow line denotes the transition area boundary.
There will not be any homes in the wetlands area.  There are about 15 acres that will comprise the building lots, and 15 acres that are in the flood hazard area.  There is also a utility easement traversing across lot #25.

The closest home to the pipeline easement is 35-40 feet.  Two building lots will have the gas pipeline easement crossing through.

The 23 building lots will be situated around one road (A) traveling in from Brooklake Road to a  cul de sac.   A second road (B) will travel east with two more cul de sacs connecting off it.  All are conforming lots, however, four lots are deficient in width.  Two of those lots are the pump house lot and the wetlands lot.
The RSIS is okay.  The storm water management proposal is being revised to control the water through an underground system feeding into a drywell rather than an open basin.

The land gets lower from north to south, which necessitates a sewer pump station.

There will be some tree removal necessary on Lot 6 which now has a single family home on it.  This will result in a replacement value of 42 trees that will be planted throughout the  development for a total proposed planting of 45 new trees.
Minor filling will be needed for lot 38 at the southern end of the road to set the lot above the flood plain.

The revision to the site plan includes depicting a maximum building footprint for each lot to show some perception of  the area with homes on it.
Lot 32 is the pump station lot.  It has been elongated so that the pump station can be located further south and away from adjacent homes.  The lot size is now 13,000 feet.

A sanitary easement is needed for several lots on Road “B” to the pump station.

The pump station will be surrounded by an architectural fence that is 6 feet in height on all sides for security purposes.  It will be screened by evergreen trees.  A variance is needed for the front fence where only a 4 foot fence is permitted.
Mr. Burns reviewed some open items in Mr. Sgaramella’s report:

It is undecided at this time as to whether actual home construction will be done by the applicant or another developer.
Two home sites (lots 30 and 38) are located partially in the wetlands transition area.  These lots are overly large lots and can easily accommodate a dwelling.   A transition waiver would be needed in order to change the boundaries.  The survey on these home sites would identify any wetlands transition area to the buyer.

The tree line that was planted as part of  the 1999 subdivision will remain as is.
The Borough would like to have the decorative street lights installed.  There needs to be a discussion on the appropriate number needed because there is no standard requirement in the ordinance.  Mr. Burns stated that the detriment of many lights is the increase in electricity to operate them, as well as added maintenance.   This matter will be researched for the next meeting.
Regarding fire hydrants, four hydrants are proposed.  The locations to be installed are in front of lots 27, 30, 43, and in the middle of lots 38 & 39.  Mr. Sgaramella requested that one more be installed in the vicinity of lots 46 & 47.  All houses must be within 400 feet of a hydrant as per the RSIS requirement.  Mr. Burns will discuss this with the Florham Park Fire Department since their plan already meets the requirements of the RSIS. 

Mr. Cannilla stated that they need to consider the location and the size of the municipal fire equipment.  He suggested that a turning template be used to be sure that there is adequate circulation space for the trucks to maneuver in and out.
Mr. Burns said that the water main will connect off of Brooklake Road, travel down road “A”, and pass through an easement to get to road “B” and “C”.
There was some concern from several Board members about the water main as it relates to the fire hydrants.  The layout seems to indicate that if a hydrant closest to a fire is in use, all water pressure will be lost if and when the hydrants further away are opened.  
Mr. Sgaramella stated that the Water Department and the Fire Department are reviewing this issue.

Mr. Sgaramella also noted that drywells should be used on the southern home sites.  The land slopes away and those lots will have problems pumping uphill.  He believes that these lots need overflow pipes or grates leading into the drywells.

Mr. Burns stated that no retaining walls will be more than four feet.

Mr. Burns reviewed the open items on report of the Fire Department.  The water main size is eight inches (8”) in diameter.  The applicant agrees to utilize a Knox Box.

There were some questions and comments via email communication from Carl Ganger, Director of Community Services regarding concerns over various permits and approvals.
Brian Burns informed the Board about the following issues raised by Mr. Ganger:

The  LOI is still valid and the DEP has confirmed this.  

A water main extension permit is not needed as per DEP requirements.  Even if a loop is installed, it is still not needed.

A TWA (treatment works approval) for the sanitary sewer extension has already been received.  The permit extension act applies to this.

An EPA waiver grant has been previously approved can be a condition of approval.

A chlorine injection system must be discussed with Carl Ganger.

Mr. Sgaramella asked about soil testing on the property and Mr. Burns stated that there is no knowledge of a DEP soil testing requirement.

Mike Sgaramella also asked if the applicant would supply landscape screening to the home that is directly across the street from where Road “A” would intersect with Brooklake Road in order to block the headlight glare.  The applicant agreed to provide this.
Mr. Cannilla asked why they have returned with a new application for 23 homes, when they already have approval to build 22 homes?
Mr. Burns stated that the original approval expired for that, storm water regulations changed, and also the bulk standards have changed, which triggered the need to re-apply.

There were some questions on the orientation of the homes that will be on the corner of Brooklake Road and Road “A”.  The ordinance does not regulate which direction a home must front.  The plan is that these homes will face Road “A”.  
It was noted that any land grading may be done up to an easement area, however, not into the easement.

There was a concern about the utility easement to the south.  It is the applicant’s understanding that there is no setback requirement.  All utility companies have been legally noticed and there has been no communication received from them concerning this.  However, the applicant will research and verify this with the utility companies and  comply with the law.
Mr. Valenti expressed concern over the proximity of the development to the gas pipeline that is to the south.  He would prefer to see the homes built as far away as possible from this area.

Mr. DeAngelis opened the meeting to the public for questions about the previous testimony.
Wilburt Rummel, 54 Brooklake Road stated that Pete Coviello put nice evergreens behind his property for privacy but they were never permanently planted and still wrapped in burlap.  Will these evergreens be planted in the ground?
Mr. Nusser stated that they will plant them.

Charles Opdyke, 50 Brooklake Road, stated that plant material  and mulch has been built up behind him and his property floods to the point of creating ponding on his grass.  It is so bad that he needed to replace the siding on his shed and he is now getting water in his basement.
Mr. Nusser stated that they will regrade the area and redirect the water.

Mr. Opdyke also is concerned that he will not be able to safely back out of his driveway if there is a new home on the adjacent property that is built more towards the road.  There is a very tight curve on Brooklake Road and he is afraid he may get hit.
Mr. Nusser stated that the new home would still be 50 feet from the road so there is adequate site distance for Mr. Opdyke when he backs out of his driveway.
Nino Coviello reassured Mr. Opdyke that they will fix the water problem in his yard.

There were no other questions from the public.
Mr. Burns wanted to have the applicant’s planner sworn in and begin testimony.  However, Mr. Inglesino stated that the Board Planner is not here tonight and he does not want any planning testimony to occur without him.  Additionally, the Board Planner also has a report that must be addressed by the applicant.

Mr. Burns acknowledged the concern and agreed to hold the planning testimony until the next meeting on April 28, 2014.  
Mr. DeAngelis asked for a motion to carry the application to April 28, 2014 without further notice.
Mr.  Cannilla made a motion to carry the application to the April 28, 2014 meeting, second by Mr. Guerin.            

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 9:15p.m.

Marlene Rawson
Board Secretary
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