
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
May 9, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 9, 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
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 
Mr. John Buchholz 
Members Absent:
Mayor Mark Taylor

Mr. Martin Valenti (1st Alt)

Also Present:


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

Mr. John Wyciskala, Esq. Board Attorney

Gordon Meth, Traffic Consultant
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:

Santander Bank, NA


Application # 16SPW-6


200 Park Avenue



change in tenancy


Block 1201, Lots 1 & 2

Applicant is seeking a change in tenancy for corporate office space.
Application was rescheduled to May 23, 2016 work session.
May 9, 2016






Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
May 9, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  May 9, 2016 at 6:30 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
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 
Mr. John Buchholz
Members Absent:
Mayor Mark Taylor

Mr. Martin Valenti (1st Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Approval of Minutes:
4.
Approval of minutes from the April 25, 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.
LSREF4 Rebound, LLC


Application # 16SPW-5

7-9 Vreeland Road


change in tenancy (Capintec)


Block 301, Lot 8

Applicant is seeking a change in tenancy for office space, light assembly and manufacturing.

Mr.  Buchholz made a motion to approve the resolution, second by Mr. Cannilla. 

Roll:  On a roll call vote all members present and eligible voted to approve the resolution.
Preliminary & Final Site Plan:

6.
B & B Associates, LLC  (Lightbridge Academy)

Application #15SP-7

165-167 Ridgedale Avenue



preliminary & final site plan


Block  1906, Lots 12 & 13

Applicant is seeking approval for the construction of a child care center.

Carried from the March 28, 2016 meeting without further notice.

Susan Rubright, Esq. represented the applicant.  Ms. Rubright gave a summary of application testimony from the previous meetings up to now.  She acknowledged that the Board has concerns on the number of parking spaces that will accommodate the operation.  She stated that the use of the multipurpose room will be clarified as it may have been confusing in the past.  It is an extra room and is excluded in the headcount of enrollment of the facility.  It is not a classroom.  They now have revised the maximum enrollment to be 144 students.
Phil Harvey, Lightbridge Chief Development Officer was previously sworn in.  He is responsible for the growth of the business.  He reviewed the business operation again.  The age range is 6 weeks old to five years old.  In the summer, a day camp is offered to children up to 12 years old.

The hours of operation are from 6:30 am to 7:00 pm.  There are no weekend hours.   The peak drop off is between 6:30 am and 9:00 am.  The peak pick-up is between 3:30 pm and 7:00 pm.

Staff to child ratios are as follows:  1 to 4 for infants, 1 to 6 for toddlers, 1 to 10 for pre-school (3),  1 to 12 for preschool (4), and 1 to 15 for kindergarten (not planned at this time).  He reviewed the staff training and requirements.  He discussed the state licensing program procedure and noted that the facility is reviewed by the State when all classrooms are fully equipped. 
Mr. DeAngelis reminded Ms. Rubright that the Board traffic engineer must leave at 8:00pm. 
Mr. Cannilla said that the Board knows all of this information from the charts.  He agrees with the maximum enrollment number of 144 children and the staff of 23.  His question is about the arrival times of the staff.  He believes that most of the staff will arrive before 9:00 am and that is the challenge.
Mr. Harvey continued that the multipurpose room will no longer be licensed as a classroom which is not something that they usually do.  The headcount is reduced  to 144 children.  They have always licensed for the full capacity, but never used the multi-purpose room for a classroom at other locations.  In order to do that, they would need to return to the Board and the State.  It is not an easy process.
Lee Klein, traffic expert for the applicant was previously sworn in.  He reviewed is latest report.  He discussed the Primrose School traffic patterns as a comparison.  He counted the trips in and out.  He concluded that there are 187 students attending on the day that he observed the traffic counts.  The average drop off took 7 minutes.
Mr. Klein said that Lightbridge now has a maximum of 144 students and expects the following traffic patterns:  61 cars will enter in the a.m. and 54 will exit in the am.  55 cars will enter in the pm and 62 will exit in the pm.

Mike DeAngelis asked Mr. Klein if he factored in the difficulty of getting in and out at this location with no traffic light.  He reminded him that Primrose has a traffic light.

Mr. Klein said he took an average.  He concluded that it will take 6-7 minutes for a pick-up or a drop-off.  There are 11 available spaces for this.  He calculates that there could be 94 trips  if each trip took 7 minutes.  Even if each trip took 10 minutes, the site can handle 66 trips.
Mr. Feith asked if he factored in the delay of entering and exiting the site that will add more time to each trip.

Mr. Klein responded that he has studied the queues at the traffic light at Brooklake Road and Ridgedale Avenue and observed that there are some gaps that occur.  The average delay leaving the site (left and right) would be 29 seconds.
Mr. Cannilla disagreed and said that said that making a left would be impossible.

Mr. DeAngelis stated that he is in area on a daily basis and felt that there are never gaps.  He believes that it is a safety concern and Mr. Klein only observed the area on two occasions.  He feels that more studies should be done.  An effort should be made to access the traffic light through the adjacent parking lot.
Mr. Cannilla said that he is not confident in Mr. Klein’s numbers.  He want a confirmation of the number of students at Primrose, and not an estimate based on the trip traffic.  Also, the number of available parking spaces for Lightbridge is reduced to 9 when you subtract the 2 handicapped spaces on the site.

Mr. Klein said that there are 36 parking spaces at Primrose and the school is licensed for 213 students.

Mr. Klein confirmed that the traffic patterns were observed at peak periods. Illustrated on exhibit A-5 is a circular parking lot that will help.  Any queuing would be on the site and he does not see a concern.
Jane Margulies also said that a left turn would be nearly impossible at rush hour.  Traffic would then back up on site and cars would turn right instead, and find a street or parking lot to turn around.  This is just moving the problem down the road.

Mr. Klein said that the site is compliant with the ITE standard.  Municipal land use law has no parking standard for daycare facilities.

Mr. Rubright asked Mr. Klein if he is comfortable with the number of available parking spaces at peak hours.

 Mr. Klein replied that he is absolutely comfortable.  He added that although there is congestion in the vicinity, there are adequate gaps in traffic and also times when there is no traffic on Ridgedale Avenue.  He said the level of service is a “D” in the am with a 29 second delay, and an “E” in the pm (39 seconds), both during the peak hour.
Mr. Klein said the plan will be revised to show a wider driveway opening.  It will be a 32 foot opening to accommodate a 12 foot lane for entering and a 20 foot land for exiting.  This will help with any congestion on the site.
Mr. Lanza will comment further on the driveway opening change.

Gordon Meth, traffic engineer for the Board, noted that the ITE average rate was used in the analysis.  He stated that when ordinances are formed, the 85th percentile is used and not the 50th percentile.

Gordon Meth said the 94 spots were based on uniform arrival of cars and no bunching.  

Mr. Klein said that some bunching could happen, but he still believes there is adequate parking.
Mr. Meth asked how many cars will it take to obstruct the driveway.  

Mr. Klein said that at 135 feet from the stop bar to the northern driveway , it would be 5-6 cars.

Mr. Meth stated that 5 cars on Ridgedale Avenue from the traffic light would block the lane.  This would impact the wait time that was reported by Mr. Klein.
Mr. Meth verified that there was no traffic simulation used to verify that the traffic signal will create gaps.  He concluded that the traffic will back up.  There is no way to bypass.  There should be a  traffic simulation done.  Prohibiting a left turn would not be a good idea and lead to unintended consequences.  A separate right and left turn out is advisable and will help.
There is an old daycare parking standard from a lesser known publication call the National Parking Association.  Using their formula, they recommended a count of 37 parking spaces and there are 34 at this site.

Mr. Meth said that it must be determined how many gaps actually exist.  A formal gap study is needed or a traffic simulation to look for gaps particularly in the peak hour and is something he wants to see.  He is looking to see  gaps of  4.5 seconds to enter and 7.1 seconds to leave.
Mr. DeAngelis asked if daycare regulations were developed for an office park setting location.
Mr. Michaels agreed that Municipal land us law took assumed that daycare centers would be  adjacent  to an office park and there were exemptions made. 
The meeting was opened for questions.

Ron Lazor, 159 Ridgedale Ave.  Asked if they thought about residents trying to get in and out of their driveways and the impact this will have.

Lee Klein stated that the trips that this use will generate may not all be new trips.  There is no change in the level of service.  There is an average of 3-4 seconds of delay.  There is one extra car per minute.

Susan Rubright asked Mr. Meth that since Ridgedale Avenue is a county road has there been discussion on changes or improvements.
Gordon Meth said that the County review process is only about the site and how it will impact the traffic signals.

Mr. Buchholz asked if they could widen the road at that point.

Mr. Meth said that it would be better, but cars would need to jump back into the main lane. Two thirds of the traffic stays straight at the light.
Ms. Rubright verified that there were no more questions for the architect and his testimony is complete.

She asked to be carried to the June 27, 2016 meeting with no further notice.

Mr. Cannilla  made a motion to carry the application to June 27, 2016 meeting, second by Mr. Feith. 

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 8:30p.m.
Marlene Rawson
Board Secretary
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