
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

April 22, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, April 22, 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. Michael Cannilla – Vice Chairman

Mayor Mark Taylor

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Members Absent:

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:

Palmont Associates



Application 13SPW-7


147 Columbia Turnpike


change of tenancy


Block 1903, Lot 5

Applicant is seeking approval for a change in tenancy
The applicant was represented by Anthony Moscaratolo who is the property manager.  There will be 2 tenants sharing this unit.  The tenants, Jeff Caleo and Scott Lushing were sworn in.

The name of company is Advantix Benefits Group  The nature of the business is employee benefits programs consulting company.  There will be one employee.  The other company is S.J. Personal Healthcare Special Needs Advocates.   There will be one employee on staff. The business are unrelated.

Chairman DeAngelis asked about Mike Sgaramella's report and the items he requested.  These items are building and site related.  Mr. Moscaratolo stated  they will comply with all the requests on the list as a condition for the issuance of a C/O.

Jane Margulies asked if the tenant list should include unit numbers as well.  Mike Sgaramella stated that the tenant list is sufficient, especially at this site where there is abundant parking.

Jane Margulies also asked that the trash pick-up comply with the ordinance.

Chairman DeAngelis opened the meeting to the public.  Seeing no questions, he closed the meeting and called for a motion.
Mr. Cannilla made a motion to approve the site plan waiver, second by Mr. Guerin.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver (Taylor-abstain)
Proposed Ordinance Amendment:

Expanding permitted uses in the C-1 Zone (Bob Michaels)
Mr. Michaels stated that there is a desire to expand permitted uses in the C-1 Zone.  He recommends that medical and dental offices be allowed in this zone.  They are currently prohibited.  He also said that medical and dental offices be specifically permitted in the PB Zones as well.  They are not specific in the code.
In addition, Mr. Michaels said that there should be more strict parking standards for those uses since they generally produce a greater parking demand.  He recommends 1 parking space per 200 sf.

There was some discussion as to whether the uses should be expanded to include all the "C" zones.  Since the C-2 Zone is so close to the C-1 zone, the Board felt that the Council should consider expanding the use to include that zone as well.  Should the ordinance be introduced, it would be returned to the Planning Board for additional comment prior to adoption.
Mr. Cannilla stated that the memorandum to the Council should include a map for reference.
Mr. Cannilla made a motion to authorize Borough Planner Robert Michaels to draft a letter to the Council recommending expanding permitted uses in the C-1 zone to include medical and dental offices.  The Planning Board also recommends consideration of this same amendment to be included the C-2 Zone as well.  Second by Mr. Guerin.

Roll Call:  On a roll call vote all members present and eligible voted to approve the authorization.
On a motion duly made and seconded the Work Session was adjourned at 7:30p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
April 22, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening April 22, 2013 at 7:30p.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. Michael Cannilla – Vice Chairman

Mayor Mark Taylor

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca (left at 8:05pm)
Mr. Edward Cocozza (1st Alt)
Mr. Martin Valenti (2nd Alt)

Members Absent:

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney (left at 7:45pm)

Mr. Stephen Geffner, Esq. Board Attorney
Approval of Minutes:
Approval of minutes from the  March 25, 2013 meeting.

Mr. Feith made a motion to approve the minutes, second by Mr. Cocozza.            

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

Resolution of Approval:


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
Mr. Guerin made a motion to approve the Resolution, second by Mr. Cocozza.            

Roll:  On a roll call vote all members present and eligible voted to approve.
Site Plan Application:


McDonald's USA, LLC



Application #13SP-1


176 Columbia Turnpike



amended site plan


Block 804, Lot 2

Applicant is seeking preliminary and final site plan approval for renovations to existing property.
John Marmora represented the applicant.  He called Robert Goldman, registered architect to testify.  Mr. Goldman has worked with McDonald's for 20 years.  He was sworn in and accepted as an expert.
Mr. Goldman stated that McDonald's Corp. wants to convert and upgrade existing older restaurants and install their newer architectural elements as part of the renovation.

He stated that their drive-thru business has grown and must become more efficient.

Mr. Goldman is aware that the Town Center Task Force has reviewed the plan and was not happy with the initial proposal.  They seem to like the new plan, but  not the roof-top element.

The roof top element has been made smaller.  The removed the smaller roof top element from on the stone welcome arcades. They reduced the amount of yellow used on the building.  They now believe the design is more consistent with the look of the shopping center.



             A-9 - revised colored rendering

A-10 - revised colored rendering (drive thru view)



             A-11 - rear elevation

Bob Michaels asked if the arcade is over the side entry door only and not on the front.

Mr. Goldman stated that the arcade on the front of the building is decorative only, and does not indicate an entrance door.

Some board members thought that the customers would be confused by that.  They thought it should be over the left front entrance.

Mr. Goldman stated that it would not fit over the left front entrance.  The purpose of the arcade is to announce the building from a distance.

A number of board members asked why the mansard roof is being changed since the Town Center Task Force seemed to like it.

Mr. Goldman said that the mansard roof is low and has been hit by trucks in  the drive thru lanes at many locations.  He tried to keep as much as possible because he knows that they like it.
Mr. Cannilla thought that the rendering depicting the mansard roof and the aluminum shielding element looks different than the drawing.  The height differential  on the shielding element does not exist on the drawing.   He wants to know what actually is being proposed.
Mr. Goldman stated that the mansard is 9 feet and shielding element is 11 feet (2 feet higher)

Mr. DeAngelis asked if the "swoosh" can be eliminated since the Town Center Task Force did not care for it.

Mr. Goldman said that the "swoosh" is a visual / branding element.
Mr. Cannilla stated that he understands that McDonald's  wants branding but this building is well known and popular.  It does not need any additional branding.  

Board members asked if the stone column that is just past the drive-thru pick-up window is flush with the curb, and Mr. Goldman stated it is.
Mr. Feith asked if they can just raise the height of the mansard roof but Mr. Goldman stated that it would very difficult to do.  He could only take out sections or leave it the way it is.
Mr. Valenti questioned if the gateway warns the trucks of the height, then why the concern with the height and is the shielding element needed.
Mr. Goldman replied that people still hit the roof, especially in the back.    The gateway bar is 9 or 10 feet high.    

Mr. Cannilla asked if the sidewalk by the front door has full clearance because it does not appear to have it.  Mr. Goldman said he would look at the site plan.
Chairman DeAngelis opened the meeting to the public.

Richard Davidson asked why the back of the building has no signage.  The design seems to be favoring the westbound traffic on Columbia Turnpike.  There are no features on the back and it looks very dull.

Mr. Goldman stated that it is the desire of McDonald's Corporate to keep the back of the building uncluttered.  He stated that he thought that the Board wanted to decrease the signage.
Mr. Cannilla stated that when the mansard was removed, the building looks devoid of all texture and character.

Mr. DeAngelis asked them to please reconsider the mansard roof.

Joseph Staiger, traffic engineer, explained the current order process.




A-12 - colored rendering of site plan

He compared the order times of 3 sites;  Florham Park, Little Ferry, and Freehold.  The specific time that was of interest was the time that the vehicle was in the order position.  The study proved that the order time takes longer that the time it takes to pay and pick-up.  A tandem order method will improve the process by 60%.  If the drive-thru operated at full capacity, the number of orders would increase from 116 per hour to 150 per hour.
Mr. Valenti still believes that from his experience, the bottleneck is at the pick-up window.  

Mr. Staiger stated that if it is not peak time, and the drive thru was not at full capacity, then yes, it could be that a customer is waiting at the pick-up window.  This is due to the fact that orders are being prepared as customers are waiting to pay.
Mr. DeAngelis questioned why  if most of the business is drive--thru, then why don't they install another pick-up window?

Mr. Cannilla wanted to know how long the order preparation process takes. 
The Board also would to know the figures on the order process at Freehold and Little Ferry prior to the installation of the tandem order process at those locations.

There was much disagreement and discussion about where the bottleneck occurs in the order process and the actual time it takes to complete the process.

Mr. Cannilla said that if it takes longer than 2 minutes to order and prepare the food, then the problem cannot be fixed.

Mr. Staiger said that the aerial photo illustrates that the bottleneck is at the order point.

Mr. DeAngelis emphasized that the real issue is all the signage that is associated with two order points and not the efficiency of the order process.

John Marmora stated that the plan will  pull three cars forward and out of the drive lane.  The benefit is getting them out of the drive lane.  The Board must decide whether that is enough to warrant the requested sign variance.

Mr. Taylor said that the building is very nice the way it is and it does not need all the splash that is proposed.

Mr. Cannilla stated he is not convinced that the tandem order process will make a difference. 
Mr. Marmora said that it does not sound like the Board will approve this application as it  is.  He would like to work with the Board but now we are wasting time and it is becoming adversarial.

Mr. Cannilla said that we are not wasting time.  He thought that Mr. Staiger made some good points.  But the architecture features need work.  The Board does not care for it.

Mr. Marmora assumed that Florham Park wanted them to deal with the traffic in the drive aisle.  He asked if he could go back to the Technical Review Committee and come up with an acceptable plan.

Steve Geffner, Esq. stated that in order to do that, they must withdraw the application.

Mr. Cannilla clarified that it is not the tandem order process that is really the problem.  How efficient it is or whether it will relieve the back-up in the drive aisles  is not the important point.   It is the architecture and signage that go along with the tandem order process that is presenting the issue.

Mr. Feith asked if they can eliminate the variances and still accomplish what they want to.

Gordon Meth asked Mr. Staiger how many cars can get through the process in one hour.

Mr. Staiger answered that if the drive thru is not operating  at full capacity, the information will not be accurate.

Mr. DeAngelis said that the drive thru lines obstruct the handicapped spaces located in that area.  It does not appear that this plan will fix that problem.
Mr. DeAngelis opened the meeting to the public for questions.
Bryan Cave, 58 Elm Street.  He feels the queue will still back up into the drive aisle.  He asked if both order windows will always be open.  Mr. Staiger stated that it would be a business decision based on the activity at the drive thru at any given time.
Seeing no further questions, Chairman DeAngelis closed the meeting to the public.

Robert Goldman, architect for the applicant, addressed the previous questions and concerns of the Board and provided some final comments. 
Mr. Goldman stated that they inherited the orientation of the building.  The mansard roof is branding as well.  The difference is that everyone is used to it now.

Mr. Goldman explained that he is walking a fine line between what the Board wants and what McDonald's wants.  He has gotten them to reluctantly compromise on many  elements of this application up to this point.  He does not know how much more he is able to push McDonalds.  They want this new branding and design on their buildings.
Mr. Taylor said that too much branding/signage will not be accepted.

Mr. Cannilla stated that many towns have very strict design criteria and what does McDonald's do in these cases?
Mr. Goldman said that they will walk away from the project and leave as is.  He reiterated that they have their design standards and they have walked away from projects in the past.

Mr. Goldman said that he will do his best at getting them to agree to further changes, but he does not know how much more they will allow.
Mr. Marmora asked that the application be carried to May 13, 2013 meeting and agreed to an extension to June 30, 2013.

Mr. Cannilla made a motion to carry the application to May 13, 2013, 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 9:45p.m.

Marlene Rawson
Board Secretary
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