
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

June 10, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 10, 2013 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mayor Mark Taylor

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic
Mrs. Carmen Cefolo-Pane 

Members Absent:
Mr. Michael Cannilla – Vice Chairman

Mrs. Gina DeLuca 
Mr. Edward Cocozza (1st Alt)

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:

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 was represented by Anthony Peterpaul, Esq.
Justin Mihalik who is the architect was sworn in and accepted as an expert.  He said the building is owned by the Silverman Group.  One tenant in the building needs an emergency stand-by  generator.

The location of the generator has been moved to two spaces in the  parking lot in the  rear of the building.   There is no impact on parking.  The generator is compliant with the noise ordinance in this location. 

The generator is diesel powered.  It is 9 feet long and 3 ½ feet wide, and 6 feet high.  It will be enclosed with vinyl fencing and have bollards around the generator to protect it.  It cannot be seen from the street.  The 120 gallon diesel fuel tank complies with DEP regulations.
The acoustics report states that the unit is below the state requirement.  It sits well within all  setbacks and is 585 feet from the nearest residence with a building buffer in between.

Mike Sgaramella asked what percentage of the building is occupied and it was stated that it is 95% full.
Chairman DeAngelis opened the meeting to the public for questioning of this witness.   Seeing none, he closed the meeting to the public.
Norman Dotti, licensed acoustics engineer was sworn in and explained the testing methods. Mr. Dotti stated that the unit is 3 decibels under the day code limit.

James Constantakis, Director of Facilities for the Silverman Group was sworn in.   They are the owners of 25 Hanover Road as well as 10 James Street.  There is shared parking of 58 spaces that 10 James Street is using at the 25 Hanover Road location.  The total parking space count is 613.  There are 200 extra spaces. 
The Applicant agreed to once per week generator testing between 9am and 5pm.  The trash and recycling pick-up times will be scheduled to between 7am and 6pm at 25 Hanover Road, 10 James Street, and 128 Columbia (all locations owned by the Silverman Group).

Fuel deliveries will also be scheduled to between those times.

Jane Margulies asked if the owners would consider installing sidewalks along the building street frontage on Hanover Road.

Mr. Constantakis stated that he would confer with the management about that request as he does not have the authority to make that decision.
Chairman DeAngelis opened the meeting to the public for final comments.   Seeing none, he closed the meeting to the public and called for a motion.
Mr. Feith made a motion to approve the site plan waiver, second by Mr. Guerin.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver (Margulies – abstain)
On a motion duly made and seconded the Work Session was adjourned at 7:30 p.m. 
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Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
June 10, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening June 10, 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

Mayor Mark Taylor

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic
Mrs. Carmen Cefolo-Pane 

Members Absent:
Mr. Michael Cannilla – Vice Chairman

Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. Dean Donatelli, Esq. Board Attorney

Approval of Minutes:
Approval of minutes from the May 30, 2013 meeting.

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

Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
1. 
Mound Cotton Wollan & Greengrass
Application #13SPW-9

30 Vreeland Road



change of tenancy


Block 301, Lot 1

Applicant is seeking a change in tenancy.

Mrs. Margulies made a motion to approve the Resolution, second by Mr. Guerin .            

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

2.
KBS II - CBRE



Application #13SPW-11

100 Campus Drive


change of tenancy


Block 1201, Lot 7

Applicant is seeking a change in tenancy.

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

Roll:  On a roll call vote all members present and eligible voted to approve.
Site Plan Application:

3.
Scupper LLC
 (Neigel Center)

Application #13SP-2

254 Columbia Turnpike


site plan


Block 701, Lot 2





Applicant is seeking preliminary and final site plan approval for a medical office/surgery center.

John Hague, Esq. represented the applicant, Dr. Janet Neigel (Scupper LLC).  Her practice is dedicated to cosmetic and plastic surgery and the application is for a medical office building.

There a several variances requested.  They include parking space size, loading space, and a setback for the front sign.

The three experts that offered testimony were Craig Kalashian, licensed architect, Wayne Corsey, site engineer, and Eric Keller, traffic engineer.  All were sworn in and accepted as experts by the Board.

Mr. Kalashian described the proposed  building.  It is 40 ft. by 90 ft. and will be comprised of stone veneer and fiber cement board.  The first floor will house the surgery center and various medical offices.  The second floor will also be medical offices.




A-1 – proposed building 

The entrances will be ADA compliant.  There will be an interior elevator, however, it will not be large enough to accommodate a stretcher.  It was noted that an elevator  is not a requirement of a 2 story building.  The stairs is adequate for a stretcher, but Mike DeAngelis requested that they coordinate with the First Aid Squad on that matter.

The mechanical units will be in the attic.  The HVAC will be outside.  The building will not have sprinklers as it meets the travel distance.

Bob Michaels verified that the medical offices on the second floor are standard medical office treatment rooms and, therefore,  patients will be on the second floor.

Wayne Corsey, site engineer explained the existing conditions on the site.  It is vacant land that is located in the PB-2 zone.  Sewer service will be extended to the property.  The property is 135 feet wide.  Parking will be on the left side of the building and the rear of the building.  The plan calls for 35 parking spaces and is compliant.  The variance would be for the parking space size to be 9ft. X 18ft.  There will be 4 handicapped spaces.  Also, there will be a patient pick-up area with handicapped access ramps.



A-2 – aerial photo of site



A-3 – colorized rendering of landscaping plan superimposed on proposed plan

There is an emergency generator planned for the building.  It will be 137 feet from the rear property line and 13 feet from the side property line.  It will be diesel powered. They will comply with all noise limitations.

Twenty trees will need to be removed and they will provide 28 deciduous and evergreen

trees to be replanted onsite.
They will have storm water re-charge.

The lighting will be 20 feet high with shoe-box fixtures.

They have been in contact with the Fire Chief  agreed to work with him about any issues.

They stated that they do not need a loading zone since they will only have deliveries via UPS, FedEx.

The number of employees expected is thirteen.  This does not include the additional tenant.  The additional tenant would have 3-4 employees.

Any medical waste would be picked up by a small truck once a week.  Needles would be picked up once per month.

Mike Sgaramella reviewed his report.

It must be confirmed that the garbage disposal truck can maneuver in and out.

They will need to work with the Fire Dept. on ease of access (ingress and egress).  They may need to install a fire hydrant in front of the building.
The applicant has agreed to prohibit left turns onto Columbia when exiting.  

The generator must comply with sound ordinances during testing times.  They will need to consult with a sound engineer.
They will only use security lighting after hours.  There will be no building mounted lights except for possibly ornamental. They will adjust lighting to meet requirements.    Foot candles must be adequate on the walkways.

The County Planning Board memo has been addressed with regard to storm water management.  The operation maintenance plan will be submitted.

Patients may leave through either door.  The north door has a patient pick-up area for surgical patients.
Mike DeAngelis asked if the County easement on the road frontage will impact the lot area.  It was stated that the easement was factored into the survey so there is no change.

Mr. Kalashian requested a change of office hours to 7 a.m. – 7  p.m.

It was agreed to that the additional future tenant must make a site plan waiver application to the Planning Board.  This will be a condition of approval.
Eric Keller, professional engineer, provided testimony on traffic circulation.  He noted that the Board traffic consultant, Gordon Meth has reviewed it and  does not have any concerns with the site circulation.  

It is a low generating traffic producer; approximately 18 trips in the a.m. and 27 in the p.m.

The applicant has agreed to prohibit left turn exits onto eastbound Columbia Turnpike.  Any eastbound traffic must proceed to the traffic light at Mack-Cali and go through the U-turn.  They have agreed to permit Title 39 which is police enforcement of illegal turns out of private property. 

Eastbound traffic on Columbia Turnpike will be permitted to make a left turn into the parking lot because there is good site distance.  The traffic signals in the area allow for good gaps so traffic is able to enter and exit.  

There are three variances requested.  The parking space size to be 9ft. X 18ft. and no loading zone.  The parking space size is widely accepted in the industry, and the loading zone is not needed because the deliveries are made in vans and small panel trucks that are able to park in parking spaces.  The granting of these variances will reduce impervious coverage and also provide more space between the parking lot and the residential properties.
The third variance is for the placement of the sign.  They are asking to put the sign eight (8) feet from the right of way line where 10 feet is required.  It would be 16 feet from the roadway. The sewer easement and pipe  across the front of the property will conflict with the sign placement. It would be right on top of the sewer easement.  Should the adjacent property need sewer services, this would create a problem.  If they were the push the sign back even further, it would be out of visibility.  This location is consistent with other signs in the area, and even further back than signs in the area.  The sign will be externally illuminated, but shielded.



A-4 – Photos (4) of signs in the area dated  6/10/13

Mike Sgaramella asked if the sewer pipe can be extended and capped before the sign is installed.  
Mr. Keller said that it would be up to the sewerage authority as to whether they would allow a sign over their pipe.

Mike DeAngelis said that he is satisfied that they have met the criteria for a C1-C2 variance for the sign location to be 8 feet from the right of way and he feels it can be placed at the 8 foot location as testified to.
Bob Michaels verified the size of the sign to be 4ft X 4ft.  He stated that it must be depicted on the plans.
Mike Sgaramella requested that the exercise times for the generator be limited to between the hours of 9am and 6pm on weekdays only.  He confirmed that the generator will be enclosed.  They will need sound test results submitted as a condition of approval.
Dr. Janet Neigel, owner, was sworn in and provided testimony.  She currently has a practice in West  Orange that will be relocated to this location.  This is a solo practice.  When she has office hours, there will not be any surgery performed at the same time.  As well, when there is surgery going on, there are no office hours.  

She will have about 13 employees, but they will all not be there during the same hours.  Also, the treatment rooms will all not be in use at the same time.

Deliveries must be made in the back of the building and this will be a condition of approval.
Chairman DeAngelis opened the meeting for any final comments or questions from the Board and its Professionals, then the Public.  Seeing none, he closed the meeting and called for a motion.
Mr. Guerin made a motion to approve the application with all noted conditions, second by Mr. Feith.            

Roll:  On a roll call vote all members present and eligible voted to approve.
4.
Automatic Switch Co.


Application #13SP-5

50 Hanover Road



amended site plan


Block 303, Lot 5

Applicant is seeking preliminary and final site plan approval for renovations to existing building and property.

The Secretary stated that the Applicant is requesting an adjournment until July 8, 2013 without further notice.

Mr. Guerin made a motion to adjourn the application to the July 8, 2013 meeting without further notice, second by Mr. Feith.

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

On a motion duly made and seconded the meeting was adjourned at 9:30p.m.

Marlene Rawson
Board Secretary
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