
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

April 28, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, April 28, 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

Mrs. Carmen Cefolo-Pane

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Members Absent:
Mr. Edward Cocozza (1st 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:
None
On a motion duly made and seconded the Work Session was adjourned at 7:00p.m. 
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Marlene Rawson









Board Secretary  


Borough of Florham Park

Planning Board

Regular Meeting Minutes
April 28, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening April 28, 2014 at 7:00p.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
Mrs. Carmen Cefolo-Pane
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

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

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney

Approval of Minutes:
Approval of minutes from the  March 24, 2014 meeting.

Mr.  Guerin made a motion to approve the minutes, second by Mrs. Cefolo-Pane.            

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

Approval of minutes of the April 14, 2014 meeting.

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

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

Resolution of Approval:

none
Subdivision Application:

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.
Carried from the April 14, 2014 meeting without further notice.
Brian Burns, Esq. briefly summarized the application up to this point.  He reviewed the latest comments from the Board professionals.

Christopher Nusser, PE  stated that 2 two of the fire hydrants will be relocated within the development for better placement.  One will be placed in the vicinity of the intersection of road “A” and “B”, and one will be placed in the vicinity of the intersection of road “B” and “C”.


A-5 – revised utility plan (dated 4/28/14)
They have agreed to loop the 8 inch water main throughout the development and connect to both the 8 inch main and the 6 inch main at Brooklake Road as requested by the Fire Chief and Water Dept.
The maintenance building will be extended by 6 feet in the rear in order to house the chlorination system that was recommended.  The driveway will also be extended for easier access to the water quality treatment device.
The sanitary sewer lines will be lowered by 4 feet so that they are well below the water mains.

They will provide the decorative street lights throughout the development as requested.  The style is called the JCPL Colonial Style Post Top light.

There were questions regarding the Texas Eastern/Transcontinental (Spectra Energy) gas line easement and the setback.  Mr. Nusser stated that all the information they have received indicated that no building or structure can be placed within the easement, however, buildings and structures can be placed anywhere right up to the easement line.

Mr. Nusser clarified that Texas Eastern has the easement rights, but Coviello owns the property.

Mr. Valenti asked about the danger of heavy equipment near the easement line during construction and development of the area. 

Mr. Nusser stated that there is no danger since there is a grade difference of 15-20 feet to where the easement is and the lines are located.
Mr. Burns reviewed Mike Sgaramella’s second report.

They will comply with all illumination requirement standards.
They agree to provide plantings to the homeowner across Brooklake Road who is concerned with headlight glare at night.  Placement in the Borough ROW may block sight distance. They will follow the engineer’s recommendation as to the best location.  They will consult with the homeowner as well and give him the option of locating them on the homeowner’s property.  
Regarding Mr. Opdyke’s complaint of ponding on his property, the applicant removed the material that was building up and also re-graded the area.  Mr. Opdyke should not have any more problems with water.

Regarding Mr. Rummel’s concern that some of the trees located in the buffer beyond the rear of his property have died, the applicant stated that they will replace all dead trees.

A manufacturer’s representative will certify that the underground storm water detention system is correctly installed.  Two maintenance inspections will be performed within the year, plus any maintenance.   The Borough will assume the maintenance for the system thereafter and some maintenance training is needed.  There was discussion about the filter cartridge replacement and having a replacement supply on hand.   The filters are expensive at $600 each, but they have a life span of up to 20-25 years.  

Mike Sgaramella also stated that the Planning Board  is uneasy and wants some type of assurance from Texas Eastern that they are aware of the proposed development and have no concerns with the proximity of the pipeline to the development.

Mr. Burns said that there is no standard when it comes to  pipeline locations.
Mr. Cannilla stated that he still wants a statement from Texas Eastern acknowledging this planned development and its closeness to the pipeline.  
Chairman Mike DeAngelis recommended that the easement agreement be reviewed to see what it actually says.  

Mike Sgaramella also commented that a flush valve is needed within the water main loop at Road “C”.
Brian Burns reviewed Bob Michaels’ report.
The pump station will be maintained by the Borough.

The wetlands and transition areas that are located on portions of some of the lots will be noted on the plats for those lots so that future owners are fully aware of the restrictions.

The demolition of existing improvements will be done before any construction begins or when the plat is signed.  Also, the development will not be phased.

Lot #25 is a wetlands lot.  There are uplands but there will be no development.  It will continue to be owned and maintained by Green Cove Realty.

Mark Taylor suggested dedicating  Lot #25 to the Borough as passive recreation.

Brian Burns reviewed the Florham Park Fire Department’s follow-up report in which they have agreed to comply with all of the noted requests.
Brian Burns stated that the turning templates have been reviewed and a fire truck would need to do a K-turn in order to turn around.

Mr. Cannilla asked if the Fire Department is aware of this.

Mr. Nusser stated that the standard RSIS radius for a cul-de-sac is 40 feet and that is what they are.

Mr.  Burns stated that the Florham Park Fire Dept. reviewed the plans and he presumes that  they are aware of the turning issue.

Mr. DeAngelis opened the meeting to the Public for questions and comments.

John Haggstrom, 57 Brooklake Road. The wetlands lot (25) is used for greenhouses.  Will that continue after the rest of the property is developed?  Will the property be used for anything else such as storage of balled trees?
Mr. Nusser replied that there is no intention of using that lot for anything, including its current use.
Mr. Haggstrom commented that he agreed that a review of the plans by Texas Eastern would be in the best interest of the town since the pipeline is so close, especially to lot 39.

Wayne Ingram, P.E., P.P. was sworn in and provided testimony.  He stated that the project calls for seven variances.  They are:
Lots 5 & 6 (corner lots):  lot width (along Brooklake Road)
Pump station lot:  lot area, lot width, minimum habitable area, fence  height

Lot 25 (wetlands lot):  lot width



A-6 – enlarged copy of sheet 41 of tax map



A-7 – enlarged copy of sheet 40 of tax map



A-8  - conforming subdivision exhibit
Regarding lots 5 & 6, moving the entrance road to the development off of Brooklake Road to lessen the impact would put the road almost directly across  from the entrance to Beechwood Road, creating an unfavorable condition.  In this case the benefits of leaving the location as is, outweigh the detriments (C-2 variance).  In addition, there are many lots within 2000 feet that are deficient in width.
The pump station lot is not a buildable lot.  It is better for the surrounding lots to be larger.  There is no need to meet a minimum building area requirement.  The fence is for security purposes.  The benefits outweigh the detriments (C-2).
Lot 25 is the wetlands lot.  The lot width is an existing condition.  This is a hardship variance (C-1).
Gary Feith asked if they would be using Lot 25 for storage purposes relating to the landscape business.
Mr. Coviello said that there are no plans for that.  Property has been purchased elsewhere for that purpose.  However, the access road must remain.  Buffer averaging will be done for a possible wetlands swap because there are some uplands present.
Bob Michaels confirmed that no property can be landlocked.  There must be an access point.

Mr. Cannilla stated that he would like to see a condition that the driveway access points for Lots 5 and 6 be from Road “A”.

Mr. Ingram agreed that the driveways for Lots 5 and 6 should not be on Brooklake Road.
Mr. DeAngelis stated that there needs to be a condition for no activity on Lot 25.
Mr. Coviello said that no activity can take place without a Board appearance.
Mr. Ingram commented on the pipeline easement.  He said that he has worked with Spectra Energy and others like that, and they define the width of the easement because that is what is restricted.  They also just direct you to their website for information.    The reality is that there is more danger in the front yard of a home because that is where the service  lines come in and where people dig.

For any homeowner improvement, the homeowner must call for a mark-out. They will respond very quickly if your are near their easement t0 come out to identify the line for you.
DeAngelis said the applicant should consider take the property away from the two affected lots and give it to lot 25 so there is no easement on those properties that they need to be concerned with.

Mr. Ingram said that would affect their rear yard in the sense that their property line would be closer and that could impact any potential improvements.

Mr. Ingram stated that although he will certainly send a letter with the subdivision plans to Texas Eastern, he cannot compel them to respond.

John Wyciskala, Esq. said that the recorded plat will contain all the easements.  The Board can deal with the feedback when the applicant comes back for final approval.

Mr. Burns said that they will send the certified letter as a condition of approval.

Mr. Valenti asked about the stack and where all the tanks are for heating and are there plans for any environmental investigation on that.
Mr. Coviello stated that he has no knowledge of any tanks on the property but they will do a tank sweep before they dig.
The meeting was opened to the public for questioning of this witness.  Seeing none, the meeting was closed to the public.

Break.
There was further discussion about the filters for the underground storm water detention basin.  Mr. DeAngelis asked why the town is assuming the responsibility of maintaining a storm water system and if we are required to.
Mike Sgaramella stated that in the future we will be taking on more of these types of systems.  If the applicant used the open basin system, we would not be involved, but they elected not to because they did not want an association.

Mr. Sgaramella recommended that a complete set of replacement filters be provided to the Borough.  

Mr. Coviello said that the filters will last for 25 years before needing a replacement. A full set of filters is quite costly at $600 per filter.  Also , it was unclear about where the Borough would store them, and also what their shelf life is.  Mr. Coviello felt that 5 replacement filter cartridges is appropriate and stated that they are using a reputable firm. 

It was ultimately decided that the applicant will make a one-time payment of $9000.00 to be used for the replacement of the filter cartridges. 
In response to the concerns about the turning template for emergency vehicles, Mr. Burns stated that the roadway is compliant with the RSIS at 28 feet wide, and that is the law.
Chairman DeAngelis opened the meeting to the public.  

John Winters, 32 Brooklake Road.  Commented on width of the road which is 28 feet.  He said that it sounded a little tight, especially if there is 2-sided parking.

Mr. Sgaramella stated that many of the roads are 28 feet wide and that is an acceptable width as per RSIS standards.
Mr. Burns summarized the agreed upon conditions:
They will loop the water system.

All outside agency approvals will be obtained.
The plat will show the wetlands and give notice to the restrictions
All existing structures will be demolished prior to the signed plat.

They will comply with all reports of the Professionals.
Lots 5 & 6 will be accessed from Road “A”.

There will be no landscape storage use on Lot 25.

They will make a one-time payment of $9,000.00.

They will send a letter and plans to Texas Eastern via certified mail.
Landscape screening will be planted on the property opposite Road “A” (De Cicco property, either on private property or in ROW).

Seeing no further comments, Chairman DeAngelis asked for a motion.
Mr. Valenti made a motion to approve the application, second by Mr. Cannilla.

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 9:15 p.m.

Marlene Rawson
Board Secretary
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