 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

May 13, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 13, 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 

Mr. Edward Cocozza (1st Alt)

Members Absent:

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner

Mr. Dean Donatelli, 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:
1.
25 Hanover Road, LLC


Application #13SPW-3

25 Hanover Road



generator installation


Block 901, Lot 8

Applicant is seeking approval for the installation of a generator.

The Applicant requested that the matter be carried to the May 30, 2013 meeting.  
Mr. Cannilla made a motion to carry the site plan waiver application to the May 30, 2013 meeting, second by Mr. Cocozza.
Roll Call:  On a roll call vote all members present and eligible voted to carry the application to the May 30, 2013 meeting.
2.
71 Hanover Florham Park Associates
Application #13SPW-8


71 Hanover Road



generator replacement


Block 201, Lot 4

Applicant is seeking approval for the replacement of a generator
The applicant, ADP, was represented by Daniel Lewis, Vice President Counsel - Real Estate.

Testimony was provided by Samy Alim, ADP Director of Engineering, Charles J. Stewart, site engineer, and Edward M. Clark, acoustical engineer.

The applicant wants to replace the existing generator with a newer, larger generator with a larger capacity.  The current generator is insufficient in size and would not provide the needed power during an outage. 

The new generator will be located in the same place as the existing one.  The underground tank is 5000 gallons.  The unit is environmentally compliant and will meet all obligations.

There is a retaining wall adjacent to it that will need to be moved and enlarged.  They will supply detailed wall calculations.

Mike Sgaramella stated that the wall plans are required by the construction official and made the applicant aware that the will cannot exceed 7 feet in height without variance relief.

Mr. Clark stated that the new unit is at the Roseland office and more quiet than the existing unit even though it is larger.  It will be oriented so that the most quiet side will be closest to the property line which is 280 ft away.  The unit meets all state regulations both with a load and without.
The sound was measured 10 feet above grade for better line of sight.  Mr. Clark stated that it is good practice to always measure higher.

They will provide additional landscaping for more screening.

Mr. Clark stated that the noise report indicates that the level during the day testing is within the limits and in compliance. However, testing at night is at or just above the noise limit.  Several Board members asked if there is a way to bring the sound down to well within compliance during nighttime testing.

Mr. Clark noted that according to New Jersey Statutes, emergency electric generators at commercial sites do not need to meet code requirements during an outage.  That is the reason why they are designed for day code and tested during the day.  He also said that it is not a simple matter to remediate night noise.  Both the enclosure and the generator are being relocated from the Roseland office.
Mr. Cannilla asked if the exercise times can be restricted to between 9am and 5pm during the weekdays only.  
They agreed to limit testing to those hours and days.  They also said that the testing is done once per month and lasts for 30 minutes.

Jane Margulies asked if the trash pick-up can be limited to between 7am and 6pm.

Mr. DeAngelis opened the meeting to the public.  Seeing no questions, he closed the meeting and called for a motion.
Mr. Feith made a motion to approve the site plan waiver, second by Mr. Cocozza.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

On a motion duly made and seconded the Work Session was adjourned at 7:30p.m. 
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Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
May 13, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening May 13, 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 

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

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. Dean Donatelli, Esq. Board Attorney (left at 7:40 p.m.)
Mr. Stephen A. Geffner, Esq. Board Attorney
Approval of Minutes:
Approval of minutes from the April 22, 2013  meeting.

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

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


Palmont Associates



Application 13SPW-7


147 Columbia Turnpike


change of tenancy


Block 1903, Lot 5

Applicant is seeking approval for a change in tenancy
Mrs. Margulies requested that the resolution be amended to include limitations on trash pick-up to between 7:00am and 6:00 pm.
Mr. Feith made a motion to approve the Resolution with the amendment, second by Mr. Cocozza .            

Roll:  On a roll call vote all members present and eligible voted to approve
Site Plan Application:
1.
Florham Park Helipad, LLC


Application #13SP-3

1 Jets Drive





site plan


Block 1401, Lot 1

Applicant is seeking approval to construct a helipad. 
The applicant has requested the application be adjourned until May 30, 2013 meeting.

Mr. Cannilla made a motion to carry the application to the May 30, 2013 meeting, second by Mr. Guerin .            

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

2.
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.

Carried from the April 22, 2013 meeting.

John Marmora, Esq. represented the applicant.  He stated that as a result of discussions of the previous hearing,  revised architectural changes have been made to the building and rendering have been submitted to the Board members.
Mr. Marmora also referenced the most recent Town Center Task Force memo and marked the memo as an exhibit.




A-13 – TCTF report dated May 10, 2013
 Chad Adams who previously testified, introduced  and marked two colored renderings of the outside of the building that have been distributed to the Board members.



A-14 – building front elevation rendering




A-15 -  building rear elevation rendering with signage

Mr. Adams explained that the mansard roof has been reworked and continued around the building.  Gooseneck lighting has been added.  Another door has been added to the front of the building under a yellow canopy/awning.  A stone element has been added to the James Street side.  
Jane Margulies asked about the canopies.  Mr. Adams explained that the Town Center Task Force objected to the yellow canopy elements in the rear drive-thru area of the building so they were  eliminated.  Speaker boxes will document the order for the customer.
There is still a canopy/awning on the right side of the building that says “Welcome”.

Mike Sgaramella stated that the site plan must be consistent with the renderings that have been submitted.  Mr. Marmora said that assuming that the Board approves the new design, the new site plans with the changes will be provided.

Mr. Marmora reviewed the Town Center Task Force memo.

· They will comply with #2 of the memo -site plans to be revised to approved design.   
· Canopies and awnings will be eliminated from the drive-thru area.

· They will comply with the TCTF lighting request as outlined in #3 of the memo.

Bob Michaels verified that the roof-cap element (“swoosh”) has been eliminated and they confirmed that.
Several Board members commented that the outside seating area is a nice addition to the plan.  

Mike Sgaramella reminded the applicant that a license for an outdoor cafe would be needed.  Applications are handled through the Clerk’s office.

Mr. Staiger reviewed the variance requests.  

· They are requesting a variance for 8 ground signs.  Two (2) are already existing (shopping center signs).
· A variance request for ground sign area to be 32 sq.ft. (menu boards) where 24sq.ft. is the requirement.  Mr. Staiger stated that 24 sq.ft. is too small to read.  The existing menu board ground sign is the same size as what is being requested.

· Four (4) building mounted signs.  Three will be the “M” logo and one will be the scripted “McDonalds”.

· Building mounted signs (“M” logo) to be 3.5 ft high.
· Ground sign area 145.92 sq.ft. (shopping center sign, pre-existing)
· Ground sign height of 15 ft. (shopping center sign, pre-existing) 
· Hairpin parking spaces size north of the building to be 10x18 where 10x20 is required.

· Hairpin parking spaces size south of the building to be 9x20 where 10x20 is required.

· 314 parking spaces (overall in shopping center) where 360 is required (pre-existing).

· Building coverage 21.2% (pre-existing condition)

· Loading area to continue along the drive aisle (pre-existing condition).

Mr. Adams stated there will not be any additional seating in the restaurant; possibly less due to the added doorway. Currently there is 72 seats, and that could possibly be reduced to 68.
Mr. DeAngelis noted that all ground signs are related to the drive-thru order process;  2 “cod” signs on the intercom,  2 menu boards, gateway, pre-sale board with featured item.  The 2 existing ground signs are on the shopping center signs.  Because the site is not subdivided, the shopping center signs must be counted.
The pre-sale board with the featured item will be located just before the stone element in the rear of the building.

Mr. DeAngelis suggested dropping the scripted “McDonald’s” sign that is on the Columbia Turnpike side of the building and there was much discussion about the need for it.   
Mr. Adams stated that it is currently on the building and it is  important to have a presence on Columbia Turnpike.  The 3 “M” logos are located on the 3 stone elements.
Mr. Marmora added that the building now has unique elevations as it  has changed significantly.  The only identification is on the shopping center sign and that is not very noticeable while driving by.

Mr. Adams also said that letters on this sign are smaller than the current sign.  The total square footage of all the proposed signs will be less than what exists on the site today.  

Mrs. Margulies asked about the “M” logos that are located in the windows and Mr. Adams stated that those are being removed.

Mr. Adams emphasized that the total signage package is more subdued and far less that what most McDonald’s restaurants have.
Mr. Cannilla said that the new plan is much better than where we began and he appreciates the effort that was made by the McDonald’s team.
Mr. DeAngelis confirmed with Town Center Task Force Chairman Mike Prokop that there were no further comments.  Mayor Taylor thanked the Town Center Task Force for their input on the project.
Mr. DeAngelis was still concerned with all the sign variances and asked if they would consider eliminating one of the “M” logos from a stone element.  He also is unsure if an extra order board will make that much of a difference.

Gary Feith felt that in many instances, there is just not enough hot food ready to be served and this is leading to longer wait times.  

Mr. DeAngelis stated that was an operational issue.  However, from  a safety standpoint,  people may drive around cars to get to the empty order board and they must control that somehow.  It is also an operational matter but the area needs to be safe.

Mr. Adams stated that cars will be directed to pull forward to the unoccupied order board.

Jane Margulies said that she does not mind the “M” logo, but she does not care for the tandem order boards and she also does not think that the kitchen is efficient enough.

Mr. Adams stated that the owner of this restaurant is new and they can go over these concerns with him.

Mayor Taylor also wondered about the scripted “McDonalds” sign and the need for it.

Mr. Marmora said that McDonalds is spending a significant amount of money on the renovation and it is not their typical building style.  It is important to them to have this sign.  It is white in color, not McDonalds yellow.   Also, white lettering is used on the welcome sign on the door canopy.

Mr. Cannilla commented that the look of the facade is clean and the total square footage is less than what is there today.  The request to keep the scripted “McDonalds” on the building is not inappropriate.  He believes that all businesses in town should have the right to have their name on the building.  

Mr. Michaels added that the existing scripted “McDonalds” sign is very visible from the shopping center across Columbia Turnpike and serves as an identifier.  Their freestanding signs are not visible from that vantage point.
Mr. Cannilla then asked if the logo on the James Street elevation (stone element on west side) could be removed.

Mr. Adams stated that if it came down to one or the other, he would agree to eliminate the logo on the stone element on the James Street elevation (A-14).   He ultimately agreed to remove the logo. 

e agreHHe
Mr. DeAngelis opened the meeting to the public.  Seeing no questions or comments, he called 
for a motion.
Mr. Cannilla made a motion to approve the application as  presented this evening, second by Mr. Guerin .           
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 8:30p.m.
Marlene Rawson
Board Secretary
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