
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
May 11, 2015
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 11, 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. Michael Cannilla
Mr. Joseph Guerin

Mrs. Anne Maravic 
Members Absent:
Mr. Gary Feith

Mrs. Gina DeLuca

Mr. John Buchholz (1st Alt)

Mr. Martin Valenti (2nd Alt)

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:

none
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Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
May 11, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  May 11, 2015 at 7:00 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   (7:25pm)
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla (arrived at 7:25pm) (left at 9:45pm)
Mr. Joseph Guerin

Mrs. Anne Maravic 
Members Absent:
Mr. Gary Feith

Mrs. Gina DeLuca

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

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Resolution of Approval:

1.
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.

Mrs. Margulies 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.
Conditional Use:

8.
N.Y. SMSA Limited Partnership d/b/a Verizon Wireless
Application # 15SPW-5


325 Columbia Turnpike




conditional use


Block 502, Lot 2

Applicant is seeking conditional use approval for rooftop installation of a wireless communications facility known as a  small network node.
The applicant was represented by David Solowey, Esq.  He explained that Verizon is experienced coverage issues in the vicinity that this is planned for and must upgrade the service.  They do not want to build a cell tower  or an array of antennas.

They are proposing a single two foot antenna that will rise 9 feet above the roof line.  It is attached to the roof and is hidden behind the HVAC screening.  This is a permitted conditional use as long as they meet the objectives of the ordinance. They must demonstrate the need for this facility, it must be as visually unobtrusive as possible, and set back at least 200 feet from any property line.

Adam Feehan, Radio Frequency Engineer, was sworn in.  
A-1:
Google earth overview of the property (FP-Elm)

A-2:
Proposed LTE coverage (FP-Elm)

Mr. Feehan described the location of the different cell sites and the area that each covers.    He then described the area that is targeted for the proposed cell network (A-2).  
A-3:
 LTE 700 Morristown Alpha sector

A-4:
 LTE 700 FP Elm Beta sector

These are areas of concern.  Exhibit A-3 is a graph indicating the capacity exhaustion issues.  This causes a slowdown of the speed of data in that area.  Exhibit A-4 depicts more exhaustion issues, primarily one mile away at Mack-Cali.
A-5:
LTE Histogram for Morristown Airport which is a bar graph of big data users.
The A-5 exhibit shows that there is a significant amount of data usage at Mack Cali and causing problems.  A single antenna and one sector on Mack Cali building will provide the needed coverage to Mack Cali and the residents to the east (A-2).  This is a subtle facility that will be unnoticeable.  It will significantly boost the coverage in the area.
The height is the minimum height to clear the roof and HVAC units effectively service the area.

Mike Sgaramella asked where the next area of concern would be.  They responded that possibly the Madison High School area where there is high data use.  Mr. Feehan added that areas are constantly being monitored so they can stay ahead of problems.
Mr. Cannilla stated that there is a dead zone near Park Avenue and Columbia Turnpike, and they said that they are aware of that area.

Mr. Feehan summarized his report of the evaluation of the radio frequency environment in the vicinity of the wireless facility that is proposed.  The report indicates that they comply with FCC standards for radio frequency exposure limits at maximum power for the general population.  It is 136 times below  FCC maximum permissible exposure limit . The NJ standard is 5 times less strict than the FCC limit.
Persons inside the building would have even less exposure since it must penetrate the walls.  The worst case exposure limit would be someone standing in the parking lot.
Mr. Cannilla asked about the exposure if the Fire Department or EMS services needed to get near the antenna facility.  Mr. Feehan did not have information on the safety levels in that case.  Mr. Cannilla was concerned and wanted some assurance that there is no risk since the antenna is facing across the roof, and not out.   Mr. Feehan said that the FCC only requires calculations where the general public would have access. 
Mr. Solowey stated that they will agree to provide a report on exposure limits for persons within close proximity of 8 feet to the antenna.  
Chad Schwartz, Engineer stated that he has designed thousands of cell sites.  He described the overall site plan of the Mack Cali building. There are no variances associated with this application.  It is 244.7 feet from the closest property line. The proposed facility will be screened by a roof top HVAC screening system that is existing, and  is a single antenna mount that is 9 feet above the roof and 16 inches in diameter.

They will get the power from the building and also have battery backup.  They will agree to the fire department requirements outlined in Mike Sgaramella’s report as a condition.
David Karleback, Planner, was sworn in and provided testimony.   He described the set of photo simulations that were submitted with the application.  The photos show that the area is heavily wooded and surrounded by  mature vegetation and that will conceal the roof top.  The building is massive and the antenna will be inconspicuous.  There is no visual impact of equipment.  One of the photos was superimposed with the antenna showing that it will be mounted in the least visually intrusive way and still achieve the desired effect.  The antenna needs to be higher than the HVAC equipment on the roof, however, they will meet the ordinance requirements since they are permitted 20 feet.  He stated that all the conditional use criteria are satisfied.  
Mrs. Cefolo-Pane verified that this antenna will not interfere with communications from Morristown Airport.

There were no questions from the Board or the Public.

Mr. Solowey indicated that they are done with their direct testimony.

Mr. Inglesino verified that they will agree to a condition of supplying a report on exposure levels at a proximity of 8 feet to the Borough Engineer. They will also provide roof top stairway signage making them aware that the antenna is in the vicinity.
Mr. DeAngelis asked for a motion.
Mr. Cannilla made a motion to approve the application, second by Mr. Guerin. 

Roll:  On a roll call vote all members present and eligible voted to approve the application (Taylor-abstain).
Discussion:
9.
Rock GW – proposed GDP amendment discussion

Board Planner Bob Michaels and Rock GW Engineer Brian McMorrow reviewed the change requests to the POD zone from Rock GW .  They want the medical office use cap increased to 28% in order to allow 130,000 more square feet of medical to be permitted.
Mr. Henshaw agreed that it will satisfy their needs at the present  time.  They can always return to the Board if they want that increased.

They want to allow ancillary surface parking on a 2 acre site.  It would be limited to 150 spaces for a contiguous nonresidential user who would have sole access.  Any adjustment to the Patriot Path would be discussed and decided at the time of site plan.

Mr. Henshaw confirmed that it would only be for Realogy or whomever is in that building.  Tax benefit of the parking lot would be retained by Florham Park.
Regarding the hotel and restaurant use, they want the minimum lot size to be reduced from 10 acres to 9 acres.  They are considering reorganizing the parking for the proposed medical use that is adjacent to the hotel.  They want to avoid a variance request for the hotel that would occur should that happen.  They are confident that 9 acres is sufficient for the hotel lot.

Bob Michaels stated that the hotel is a conditional use in the zone and they must adhere to those conditions or else the Planning Board loses jurisdiction to the Zoning Board of Adjustment.  

 There may be up to 3 restaurants in 2 freestanding buildings located on hotel lot.  They are thinking of subdividing the restaurant pads from the hotel lot, however, this will be determined by the availability of liquor licenses after discussion of the requirement of 9 acre for a hotel lot, it was decided to keep the lot as one.  The restaurant pads will total 18,000 square feet and can only have up to 3 free standing restaurants.   The hotel is to be up to 200,000  square feet inclusive of all amenities, including an additional restaurant.
 The parking lot  for the hotel will be in the front with a 90 foot setback  front Park Avenue that is the same as BASF.  Buildings would have at least a 200 foot setback.  
Mr. DeAngelis wanted to clarify that no more than 275 corporate suites units shall be permitted in the zone.  They want to change this to 256 units and whatever the square footage is on the  approved site plan.
They also want a provision for supportive housing for affordable housing needs as recognized by N.J. Law.  Mr. Cannilla wants a square footage range of the building. The parking setback from Park Avenue is ok.  They do not need a lot of parking. 

Mr. DeAngelis wants age restricted to be clarified on the single family component of the residential portion of the ordinance.
Mr. DeAngelis and Mr. Cannilla agreed that there should be giveback on  the residential portion. Mr. Cannilla said that they have added a net of 250,000 square feet of space to this development over the past 2 years through changes.  They should  give back something on the 425 units.  Maybe they can subtract of the other buildings that has yet to be built.
Mr. Inglesino reminded the Board that the affordable housing issue in Florham Park will be significant increase.  The Board should maximize the affordable housing opportunity at the location.  It must be a consideration.  Round Two methodology to must be used to determine the obligation number and it will be higher than it is today.
They  stated that there is a residential developer that is currently under contract for the residential project.  There are 425 units being planned for.  Twenty percent of that number is set aside for low and moderate income.  They are proposing to supplement that with the supportive housing (40) and then 45 in the residential.  
There was some confusion on how many market rate units they want to build and how many affordable  units they will provide.  Mr. Inglesino specifically asked how many market rate units they intend to build.

They stated that they want to build 407 market rate units.  

Mr. Inglesino argued that this is not consistent with the current GDP.  According to what is currently permitted, out of the 425 units, they are permitted 340 market rate units.  The remaining eighty-five (85) must be affordable.  Now you want to use the supportive housing to satisfy 40 of those 85.  If the rental credits come through you can get two for one.
They said they thought that the supportive housing would be a better option for the Borough to satisfy the affordable housing obligation.  We are donating the 7 acres of land to the United Way for them to build this at 1 million per acre.
After calculating the numbers, Mr. Inglesino said that Rock wants to build 67 additional market rate units but they are not offering the Borough anything for that.  From a Municipal perspective, this is not a good deal and therein lies the frustration from the Board.

John Inglesino told them that they are not offering the Borough anything and this is not a good deal for the Borough.   
Mike DeAngelis stated that the Council will make the decision.  We can make the recommendation to them, but they are the elected officials.
Douglas Henshaw and the Rock GW team decided that the housing component matter should be tabled for now and discussed separately at a later date.  They need to think about what options and solutions should be explored.  They felt that the residential component should be left as is for now.
Some Board members felt that the effort should be made to get the residential changes ironed out before the next meeting so that the supportive housing can be included.

Douglas Henshaw still prefers to move on the commercial aspect now and come back on the residential at another date.

John Inglesino stated that Rock GW may have some business reasons to move forward with everything other than the residential component.  The residential component is not as critical as the commercial component.  The Board agreed and felt that the residential component must be further vetted.

Bob reviewed some signage changes for the restaurant and hotel that are proposed.  The restaurants are to be 2 signs and will mimic requirements in the B-1 zone.  The hotel is to be permitted 160 square feet of signage area.  They agreed that the sign height request  for 42” is better handled as a variance.

Bob Michaels will prepare an ordinance amendment for all changes other than residential to be reviewed by Planning Board Attorney John Inglesino, prior to forwarding to the Borough Council for consideration.

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