
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
May 23, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 23, 2016 at 6:30p.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. Gary Feith

Mr. Joseph Guerin

Mr. Martin Valenti 1st Alt)
Members Absent:
Mrs. Anne Maravic 
Mr. John Buchholz 
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:
1.
Santander Bank, NA



Application # 16SPW-6


200 Park Avenue




change in tenancy


Block 1201, Lots 1 & 2

Applicant is seeking approval for a change in tenancy for corporate office space.

Michael Malloy, Esq. represented the applicant.  The Santander Banks has headquarters in Boston, New York and Philadelphia.  This application represents the relocation of the operations center for corporate functions from Short Hills to Florham Park.  They are planning to take 25,000 square feet of office space.

Bradley Gordon and Kevin Byrne were sworn in.  They are targeting an October 2016 occupancy.  Phase I  will involve an occupancy of 150 employees.  They expect that another 50 employees will come on board during the 1st quarter of 2017.  The maximum occupancy will be 255.  

The testimony was that the employees will not be all there at the same time.  There is paid time off, offsite meetings, etc.   There is shuttle service available to the train station and the company has incentive programs to encourage use of public transportation and carpooling.  Valet service is used at their other locations and it will be an option here as well.

Mike Sgaramella stated that the building has a requirement of 428 spaces and there are 1354 parking spaces provided on the campus.  Mr. Byrne stated that there are empty spaces that are available.  The landlord advised him that 121 spaces are provided for him.  They are not assigned.

Mr. Feith said that the building is not fully leased, and asked how many space are available.  

Matthew Lavell from Normandy Real Estate stated that the ratio of 4 per 1000 square feet was used for all 4 buildings.  He also said the 200 Campus Drive is in the process of begin re-tenanted.  The third building  is using a 4 person per 1000 square feet ratio.  At the present time the remainder buildings are using a 3.4 per 1000 ratio.  This is likely due to the many law firms that are in the building that do not use all allocated parking.   Also, 20% of workers are not there at any given day. The other buildings are 100% leased.
Jane Margulies said that as the building fills up, it could become a problem.

Mike Sgaramella said that they are correct in that there are vacant spots now and the easternmost  parking field is rarely used.   The applicant also stated that they would be interested in obtaining additional office space down the line.  
Gary Feith confirmed that their parking analysis is based on the activity at their other locations.

Mr. Michaels said that they meet the ordinance requirements and there are no variances needed based on the square footage.

There were no other questions.  Mr. DeAngelis called for a motion.
Mr.  Guerin made a motion to approve the site plan waiver, second  Mrs. Margulies.

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
2..
Amazing Lash Studio



Application # 16SPW-7

176 Columbia Turnpike



change in tenancy


Block 804, Lots 1 & 2

Applicant is seeking approval for a change in tenancy for a personal service salon.

Barry Mandelbaum, Esq. represented the applicant.  The applicant plans to take a portion of the former Citibank space which is now vacant.  There are 11 parking spaces assigned to the space.  The employees will park in the rear of the building as required.
Reed Patton, Regional Developer for Amazing Lash Studio was sworn in.  He explained that the nature of the business is eyelash extensions that are attached to someone’s natural lashes.  This location is the first of several that are planned for New Jersey.  Other planned locations include Wycoff, Rockaway, and Westfield.

A-1:
revised plan that reduces the rooms to twelve.

The store is quite deep, and remainder of the rooms will be used for a break room, storage, and training rooms.  Mr. Patton explained that the average number of rooms is eleven.  Mr. Patton testified that six to 10 rooms would be expected to be filled.  The space is large which is why there are many stations.  The peak demand hours are after work between 5pm-6pm.  Ninety nine percent of the business is by appointment.

The space is 2053 square feet and there are 10 parking spaces allotted to the space.  Mr. Patton stated that would be sufficient parking.
Mike DeAngelis reminded the applicant that the parking space allotment would include employee parking.

Barry Mandelbaum stated that there is plenty of parking in the rear of the shopping mall for employees. 
Mr. Patton said that there is a maximum of 10 employees in the salon during the peak time plus two front desk personnel.  Starting times are staggered and there are many breaks for the employees due to the tedious nature of the work.
A-2:
revised sign plan

Mike Sgaramella said that the sign is in compliance.

Sheldon Rosenberg from the Klein Group was sworn in.  He said the dumpster will be relocated to the eastern edge as requested.  Once the space is divided, the  two units will share the enclosure but will have separate dumpsters.  The existing awning will stay the same.  There will be no window signage.  All roof units will be screened.  
They were reminded that temporary signage is handled in the construction department.

Mr. Rosenberg stated that based on experience, the parking lot is not heavily used by a number of existing tenants during the expected peak times of this business.  There are always vacancies in the rear parking lot.
The Board was concerned that the number of employees alone exceeds the allotted parking for the unit.  This does not include customers.

Jane Margulies said that her observation is that the rear parking lot is full.  She said that at 14 employees and 10 customers, the applicant has doubled the parking allocation.

Barry  Mandelbaum responded that the internet has changed consumer shopping and it is hard to get tenants that sell goods at a shopping center anymore.  He said that they will look for users that have reduced parking requirements.

The Board members emphasized that it is a very congested parking lot.
Mr. DeAngelis asked if the applicant can reduce the number of stalls.  He added that Mr. Klein is very successful which is a good thing, but he would like to see less booths in this space.
Mr. Patton said that they have already reduced the number of stalls from the original plan.  The average number of rooms 8-10 stalls which is appropriate.  Due to the design of the space, more stalls were put in.
Mr. Feith asked if they can split that rear of the space since the applicant has indicated that it is more room that what he really needs.

Mayor Taylor said that Trader Joe’s would benefit from more interior space.  He noted that dry goods continue to be stored outside for a period of time and it appears that they have insufficient space for the size of the operation.  He pointed out that he is very pleased that they are so successful and he knows that it is a destination store for many out of town people, but they really could use more space.
Mr. Mandelbaum said that the subject unit is a deep space, but that is how it is divided.  He said that it would be ideal if Trader Joe’s would take some of the rear space.  He does not know if they would be interested in the unused space but he will certainly ask them.
Jane Margulies asked Mr. Patton how long the eyelash extension process takes.

Mr. Patton said that it is a 1-1/ ½ hour process.  He said he wanted to be in a supermarket based shopping center because he believes that many customers will visit multiple stores when making a grocery stop.  He stated that his best performing salons are in this kind of shopping center.

Bob Michaels noted that the Citibank space had 25 spaces allocated to them (5000 sq.ft.).  This user is taking half of that space and the other half is empty.  Technically this is not a variance per our ordinance, however, this business demand calls for more parking.
Mr. DeAngelis reiterated that this type of use should have a different parking standard.  He would like the Council to consider this.

Mayor Taylor asked if they would consider amending this application so that less parking is required.  Maybe they can further refine the space.
Mr. Patton asked how many stations would the Board be comfortable with. Mayor Taylor said that it should be reduced from what they currently are planning to make the application more reasonable.

Mr. Mandelbaum agreed to adjourn the application to a future meeting so they can reevaluate the current conditions.

The Board requested information on the number of employees working at the shopping center and the number of available parking spaces in the rear of the building.

3.
CBRE-KBS II (Price Waterhouse Coopers)

Application # 16SPW-8

400 Campus Drive



generator 


Block 1201, Lot 6

Douglas Henshaw, Esq. represented the applicant.  The application is for a generator installation to serve 400 Campus Drive (Price Waterhouse Coopers).  
Greg DiBona, Senior Project Manager for Bohler Engineering was sworn in.  The additional and larger generator is needed to supplement the building’s existing generator.  He explained sheet #3 of the plan set.  The generator will be located in the rear parking field, close to the generator for Building 300.  The walking trail in the vicinity will be relocated.  

This new generator will be four times the size and capacity of the existing generator.  It will only be visible from the rear of the parking lot.  They are willing to screen it  with a fence to conceal it.  It will be enclosed in a stainless steel box and it is diesel powered.  The dimensions are 20 feet high, 12 feet wide, and 40 feet long.  There are no restrictions on size in the ordinance.

The generator cannot be placed underground because of the need for airflow. 
Mr. Valenti suggested that the fuel tank could be submerged to somewhat minimize the overall height of the unit.

A-1 & A-2:
generator specifications

The Board and the Professionals  were surprised at the size of the unit, and questioned whether it would be considered an accessory structure and require a full site plan application instead.

Mr. DiBona stated that regular maintenance would be performed once per month and it would only be used for emergency purposes.  
Mr. Valenti verified that the generator can be accessed, but only for service, and no other use.

Mr. Inglesino stated that the Board seems to want more information on this.  The sheer size of the unit may warrant a full site plan review.  This should be a publicly noticed application.
Mr. Michaels stated that the distances from the property lines should be shown. Mr. Sgaramella advised them that the noise question will be raised.

Mr. Henshaw requested an adjournment of the matter and stated that the application will be brought back to Board as a full site plan at a future date.
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Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
May 23, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 23, 2016 at 8:00 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 9:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mr. Martin Valenti (1st Alt)

Members Absent:
Mrs. Anne Maravic 
Mr. John Buchholz

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Approval of Minutes:
4.
Approval of minutes from the May 9, 2016 meeting.
Mr.   Guerin made a motion to approve the minutes, second  Mr. Feith.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

5.
Chatham Bath & Tennis



Application # 16SP-2

50 Passaic Avenue



preliminary and final site plan


Block 4202, Lot 7

Applicant is seeking approval for site related improvements.

Mr. Feith made a motion to approve the resolution, second by Mr. Valenti. 

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

Amended Major Subdivision & Amended Preliminary & Final Site Plan:
6.
Rock GW, LLC – Building 2



Application # 16MSD-3 & 16SP-5


150 Park Avenue




amended subdivision and site plan


Block 1401, Lot 1

Applicant is seeking approval for a lot line adjustment and minor architectural changes to a previously approved medical office building.



Douglas Henshaw, Esq. represented the applicant.  He summarized the history of the project.  It received preliminary approval in February 2010 and final approval in December 2014.  It is now being amended and also will include a lot line adjustment.
Dan Lee, Bohler Engineering was sworn in.  

A-1:
colorized version of GDP master plan revised 7/10/2015.

The proposed subdivision is known as Block 1401, lot 1.08.  It is 10.45 acres. The accessory parking lot that is part of Lot 1 is now to be part of lot 1.08.

A-2:  colorized version of site plan sheet #5.

Mr. Lee stated that the changes include a medical office use, a parking lot expansion into the rear of the site as well as adding the new parking lot, and a new lot number.  They now need 5 spaces per 1000sf.  The drop-off and entrance area has been relocated and will now include a canopy.  The building height is now 65 feet.

There will be several new retaining walls.  There will be adding a new 5 ft retaining wall in the back in order to add parking.  The retaining wall adjacent to the garage is expected to be 10 feet high.  

Mr. Henshaw stated that the applicant has some concerns with the ADA parking requirement of 10%.  Since the overall required parking count is 649, that would equate to a ADA parking requirement of 65 spaces.  Summit Medical Group considers the requirement excessive and not needed because the spaces are always vacant.  They continue to get numerous complaints because of the distance of the regular parking spaces to the building.
 Mr. Henshaw said that this applicant would like to use the standard ADA parking requirements for office buildings which is 2%.   They proposed to provide 15 ADA parking spaces, three of which are van accessible.    They will reserve additional spaces to be used if there becomes a need for them.  They will be in the correct location and can be converted by  restriping.  

There are 56 unreserved spaces underground but they are intended not for patients.

Mike Sgaramella’s report was reviewed.  They stated that they met with the Fire Department and there was no objections to the project and they will submit a letter stating same.  They agree to make it a condition of approval.  They are arranging a walk-through of the facility with EMS services so that they can familiarize themselves to the layout of the building.
A crosswalk will be added connecting the new parking lot to the project.  They have agreed to work with Mike Sgaramella on the exact location of this crosswalk and sidewalk.
Mr. DeAngelis asked why they are only suggesting 2% of parking spaces to be made ADA.  He thought maybe closer to 5% was more reasonable.

Mr. Henshaw explained that many patients are dropped off and picked up so there is not a need for so many ADA spaces.

Bob Michaels recommended adding ADA parking adjacent to the building if there is a need for additional spaces.  If more are needed, they can be in the actual parking lot, but a crosswalk is necessary.

Mike Sgaramella agreed that they should made the 12 spaces adjacent to the building additional ADA parking.   That would make the ADA space count to 27.
Mr. Feith confirmed that the ambulance can pull up to the front of the building.

There will also be both driveway access and pedestrian access to Summit Medical Group building.

Lance Blake, architect for the project was sworn in.

A-3:
3D model /elevation (north and south) of the main entrance and canopy.

Mr. Blake stated that the building is the same size as previously approved.  They relocated the entrance more to the west, and added a canopy to the patient drop-off area.
A-4:
canopy elevation 

The canopy is 32 feet wide and 40 feet deep.  There is a 14 foot clearance underneath that complies with the ordinance.  There is room for 2 cars back to back and a bypass lane.

The slight height difference is due to the first floor to be 18 feet and the second floor to be 15 feet.  This is needed to accommodate the use of the building.  The height is to be 61 ft, 2inches to the top of the roof. This is still in compliance with the ordinance.
Signage will comply with the ordinance.  The way finding signage plan will be submitted and subject to the approval of the Board Engineer.  

Mr. Henshaw stated the changes are minor and the testimony is complete.

There were no further questions from the Board, Professionals or the Public.

Mr. DeAngelis called for a motion.
Mrs. Margulies  made a motion to approve the application, second by Mr. Valenti.
Roll:  On a roll call vote all members present and eligible voted to approve the application.
Mr. DeAngelis stated that there are shopping center issues and that he feels that no more retail space should be added without the addition of parking spaces.
On a motion duly made and seconded the meeting was adjourned at 9:05p.m.
Marlene Rawson
Board Secretary
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