
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
June 13, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 13, 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. Joseph Guerin

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

Mr. Michael Cannilla
Mr. Gary Feith

Mr. Martin Valenti 1st Alt)

Also Present:


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

Mr. John Wyciskala, 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:

Lucy’s Gift, LLC




Application #16SPW-9

187 Columbia Turnpike



change of tenancy


Block 1901, Lots 1 & 2





Applicant is seeking approval for a change in tenancy for a gift store.

Mr. Buchholz recused himself from the application hearing.

Gary Hall, Esq. represented the applicant.  Marissa Spagnoletti, owner, and Andrew Suhovich were sworn in.
Ms. Spagnoletti explained that her store is a retail boutique that also is located in Morristown, NJ.  She said that 100% of her net profits are donated to charities.  She began this boutique service to honor the memory of her late husband.  

The store will feature new, upscale gifts that are primarily handbags and jewelry.  

There will be two employees present in the store at one time.  There is a basement to the store but it is  only accessible from the main floor of the subject unit.  It will be used for storage only.

The sign will conform to the ordinance.  It will be lit with overhead gooseneck lighting.

They are permitted six parking spaces and their testimony was that is sufficient parking for their operation.

Ms. Spagnoletti stated that the busy times in Morristown are Thursday night through Saturday.    She expects that this location will have more of a steady stream of business throughout the week.  

The existing dumpster location is sufficient for their needs.  The hours of operation are  10am – 7pm.
Mike Sgaramella stated that his questions had been answered.  There were no other questions from the Professionals and the Board.  The public had no 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.
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Marlene Rawson








Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
June 13, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 13 , 2016 at 6:40 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 (7:50pm)
Mrs. Carmen Cefolo-Pane
Mr. Joseph Guerin

Mrs. Anne Maravic 
Mr. John Buchholz
Members Absent:
Mr. Michael Cannilla
Mr. Gary Feith

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:
1.
Approval of minutes from the  May 23, 2016 meeting.
Mr.   Guerin made a motion to approve the minutes, second  Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Resolutions of Approval:
2.
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.

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.

3.
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.

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

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

4.
Sun Valley Plaza, LLC (Sun Valley III)

Application #16SP-4

Passaic Avenue




preliminary & final site plan


Block 4201, Lots 29, 32, 33, 34

Applicant is seeking approval for the expansion and construction of a multi-family housing development.

Peter Wolfson, Esq. represented the applicant. He gave a brief history of the Sun Valley project.  Phase I was built in 1997 and Phase II was built in 2011.  The property was rezoned from C-1 to  MF-4 (multi-family) in 2015.  The lots will be merged with Lot 29.
There are 21 buildings in this phase that will consist of 162 units.  They are primarily one bedroom market rate units.  There is an affordable housing component to this project.  They have agreed to provide 32 affordable units  They will be offered in the following manner:  6 one bedroom, 19 two bedroom, and 7 three bedroom.   The remaining 128 units will be luxury market rate one bedroom units.

Mr. Wolfson said that they  are amending their application tonight to include two additional units that will be non-rentable.  There will be a unit attached to the recreation center and a unit that will be attached to the maintenance building.  These units will be used by the supervisors of the respective buildings.
Mr. Wolfson said that these units will provide for a constant presence in those particular buildings for greater control.  Also, the rental home currently on the lot and being used by the maintenance supervisor will be demolished as part of this project.

The recreation center will have a community room that can be used for activities and private parties, an exercise room,  bathrooms, a rental office, and an extra office that can be used by the Florham Park Police.  The recreation center is for the exclusive use of the tenants and their guests.  It is not available to the general public.  The maintenance building will have the tools and equipment needed by the supervisor.
As a result of completeness hearing feedback, improved and uniform way finding signage will be incorporated into this project as well as Phase I & II.  

Mr. Wolfson noted there is minor variance relief requested as part of this plan.  There is a variance needed for the monument sign that will be at the new driveway access.  It exceeds sign area but is similar to signage at the other access points.    There is also a variance needed for no loading space at the recreation center because it is not needed.

Scott Turner, engineer for the project, was sworn in.  

A-1:
aerial exhibit from Google

Mr. Turner described the site as an 11 acre site on Passaic Avenue.  This is part of the 73 acre parcel owned by Sun Valley.  It is surrounded by residential and commercial zones.  The topography is considered moderately to steeply sloped.

A-2:
aerial exhibit with the proposed Sun Valley 3 superimposed

There will be 160 rentable units and 2 non rentable units.  There is an affordable unit component to this project.  The non-rentable units are housed in the maintenance building and the recreation building in the northerly portion.

The new drive off the easterly side of the property off Passaic Avenue will interconnect with Sun Valley Way that is the main drive through Phase I and II.  There is  ground mounted sign at the new entrance that will identify the property.  It is 20 feet off the curb line.  There is a variance needed for sign area.  The code limits the area to 24 square feet and the request is for 43 square feet (8ft.4inches X 5ft2inches)  the sign will be ground lit.  It is similar in size to the other sign.  Mr. Turner stated the size is needed for driver safety and it is about 1200 feet away from the other Sun Valley sign.  He feels that it is not out of scale with the area.
Mr. DeAngelis confirmed with John Wyciskala that the Engineer can give planning testimony.

A-3:
directional signage exhibit

There will be 35-40 new way finding signs that will be placed throughout the entire development.  They are in response to the concern for better identification of the area.  The size will be 2x2 (4sf) and 4 feet  from grade.  They will be covered with reflective material for the building indicator.  Building ID signage will also be implemented.  They will confer with EMS for proper placement.

Bob Michaels verified that the Building numbers will have arrows underneath.  He also pointed out that the ordinance limits the way finding signs to 3 square feet so a variance is needed.

Peter Wolfson said that they will meet the ordinance if the Board prefers.

Mr. Turner felt that is the sign size is appropriate for what is included on the size and Mr. Wolfson said that they will amend the application to request the variance for the size of the sign to be up to 4 square feet. 

A-4:
Parking calculation page
Mr. Turner stated that the submitted plans had 309 parking spaces on them.  This has been reduced to 303 spaces due to space constraints.  The ordinance calls for a requirement of 297 spaces so they are in compliance.  It also complies with RSIS standards which supersedes our ordinance.  There are 74 off street parking spaces plus  understory spaces.  It is the identical set up as Sun Valley 2 with understory parking on one side of the building.  They are also in compliance with ADA parking requirements.
They will tie into existing public water and sewer systems that will be extended.  They designed a storm water management system that includes an underground detention system on site and it complies with all state standards.

There will be six new dumpster pad locations that will each handle trash and recycling.  A recycling management report has been provided and they will meet municipal requirements.

Bob Michaels commented that the dumpster location for Building 12 seems remote.  Mr. Turner said that his similar to another building that is existing on Sun Valley II that may a little longer of a walk but doable.
Mr. Turner stated that there will be 63 light poles and will be using LED fixtures that are brighter but less wattage.  
New landscaping includes 194 trees, 685 shrubs, and more that 1200 ground cover plants.  They will comply will the regulations for tree replacement.  They must provide 501 trees and they intend to plant them onsite, including areas in Sections 1 and 2.  They will also focus on the recreation areas that lack landscaping plantings.
Bob Michaels noted the Building 21 is very close to the adjacent commercial property with commercial activities.  This building should be heavily buffered and enhanced with landscaping to minimize any commercial noise that may occur.
A-5:
modified layout of parking (6/10/16)
Mr. Turner stated that Buildings 18 and 21 have been slid over as far west as possible.  They will install a large hammerhead turnaround that the Fire Dept requested.  This is RSIS compliant.  They will install “No Parking” signage in the hammerhead.  Existing Building 4 is now 71.87 feet from Building 18, however, they are not front to front where 75 feet is required.
They agreed to provide additional and enhanced landscaping to buffer the commercial building as much as possible.

Bob Michaels stated that regarding the Recreation Center, there is no requirement in the ordinance for parking.
 Mr. Turner said that the RSIS parking requirements for the site includes visitors.  They are requesting a variance for no loading zone.  He stated that it is not necessary since there will be no deliveries.  There is only a kitchenette in the building.

Electric and gas services will be underground. 
Mr. Michales report was reviewed.   They are in compliance with the overall density requirements.

Each garage (1-5) and driveway count as 2 spaces per unit.  Buildings  6-11  have one garage space and one driveway but they did not take credit for the driveway space.  Understory parking is not assigned.
Bob Michaels said that the number of monuments signs (3) is okay since they are more than 900 feet away.  

Mr. Turner said that the lots will be consolidated and an amended landscaping plan will be provided.

Mike Sgaramella’s report was reviewed.  They will agree to Title 39 which authorizes the police to enforce.  The rock wall along Passaic Avenue must be removed because the County is requiring a road widening and a ROW dedication.  They are aware that the wall has some historic significance and they assured the Board that the wall will be repurposed elsewhere on the site.

A retaining wall by Lot 35 will be installed to safeguard that neighboring property.  Sidewalks will be added in certain areas internally on site, especially by the Recreation Center.  They prefer not to install them along Passaic Avenue because it  would require the need to remove more trees in that area and install steep retaining walls.
Mr. Sgaramella indicated that the surface parking (off street) is not evenly distributed especially near Buildings 6-11.

Mr. Turner stated that there are many off street spaces, plus the garage and understory parking. They comply with RSIS standards. However, they will look to add a few more surface parking spaces if possible.

Mr. Buchholz is convinced that it will be a parking problem at 1.8 spaces per unit 15 spaces and you are providing 7 spaces.  He thinks that the garages will be blocked if there is a parking spaces shortage.  He realizes that it is RSIS compliant but he is looking at it practically. He said that there is limited parking near the recreation center and that will be an issue as well.
Mayor Taylor pointed out the someone could rent the garage but not for storage of a vehicle.  He also said there could be possible upgrades to the sewer needed.
Mr. Turner said that he does not recommend onsite storm water recharge especially due to soil conditions.  The roof leaders should be tied into the existing storm drains for the County system.  They will provide a geotechnical report to support that.
Regarding the Fire Department service review, they will comply with the requests, and they will move the hydrants as requested.  The generator for the Recreation Center is natural gas.
Mr. Guerin asked about the school bus route through the development. Mr. Turner stated that the internal roads are 2-way drives in this phase.

Carmen Cefolo-Pane asked if the fire department saw the hammerhead turnaround and if they have to sign off on this.

Mr. Turner stated that  they have not yet seen it yet and it will be provided to them.  But it is designed to handle a fire truck.

John Wyciskala said that it will be a condition of the resolution.
Mr. Wolfson said that will have onsite management control any parking problems.
Mr. Buchholz asked where the snow will be stored.  They stated that the management plan indicates that a snowfall in excess of 10 inches will be removed from the site.

Mr. DeAngelis opened the meeting for questions.

Eugene Sacco, Noe Avenue, Chatham.  He is the owner of the Foresome Group which occupies the property adjacent to the site (Lot 35).  

P-1:  letter to Mayor Taylor regarding rezoning of subject property

Mr. Sacco explained that there is a 10 foot elevation difference between the property where his business is and the surrounding buildings on the Sun Valley project.  This results in an overall height of 50 feet for those buildings and they will be looking down on his business.    His letter was written in response to the notice he was sent when Sun Valley filed a rezoning request last year.  In it, he  expressed his concern and aasked that they maintain an existing 100 foot buffer that is required in a commercial zone.
Mr. Sacco asked that  the development be pushed further away than the plans indicate.
Mr. Turner stated that they are at the 40 foot setback and they cannot go any further.  They are in compliance with the ordinance.
Mr. Sacco asked if windows will be facing his property.  They stated that the architect will speak to that.

Mr. Sacco stated that his business is a commercial use with trucks coming and going all day. These buildings are close to the operational center of his business.   He said that this puts him at a severe disadvantage and he does not want problems with renters.  He relocated his business there to get away from residential areas.  Until it was rezoned, this was a commercial location along with the surrounding properties and it did not affect anyone.  He has had some negative experiences in the past when he  was near residential areas where his business was considered a  problem.  He does not object to the application but wants to sure that he is adequately insulated so that he does not get complaints or be involved in noise abatement.
Mr. Wyciskala stated that his comments will be detailed in the resolution should it be approved.

Break (8:55pm)

Frank Lizowsky, architect was sworn in.

A-6:
site plan

Mr. Lizowsky stated that there will be 8 units per building.  It is similar to Sun Valley 2, and will be built in conformance with today’s codes.  The majority will be one bedroom townhomes.

A-7:
unit plans

Products  A & B already exist in Sun Valley 2.  The new product “C”  townhouse unit has a garage, basement and a bonus room and is a split level set-up.  Enter then go down to basement , stairs up to the living space, another set of steps to bedroom.  They are 1400 square foot luxurious units.  Although the basement has windows, they are not egress so there is no possible bedroom conversion.  The bonus room or den has no door or closet and cannot be used as a bedroom either.

A-8:
affordable housing location plan
This exhibit depicts where the affordable units will be located.  Each affordable unit has a parking spot.  There are seven covered spaces with each building that are assigned parking.
Buildings 6-11 have lower garages that are available to any resident, and not just the units in those particular buildings.  They are not physically connected to the units.  They are a separate extra charge to someone who want to rent them.
Mayor Taylor asked if someone in the low-moderate units can rent the garage.

Eric Harvitt, principle of Sun Valley was sworn in.  He said that they have no issue with who rents the garages.  There are 35 garage spaces that are for rent.  If for some reason, they do not rent, they will lower the price.  They have garages in other complexes and they are very popular and he has no problem renting them.  The space that is behind the garage will come with the garage rental.  That adds 35 more spaces that were not included in the parking space count.
They will continue to offer the free shuttle that goes to the Chatham train station.

Mr. Lizowsky said that the lower level units are accessible as per COAH regulations.  They will be barrier free and will meet all building codes.  They are agreeable to that being a condition of approval.

Peter Wolfson stated that there has been dialogue with DCA officials about the 3 bedroom affordable unit.  The required specifications have changed a few times and remain unclear.  They will continue to have the conversation  with DCA and Steve Jones, Florham Park construction official and will make certain that COAH credits for these units are received.

A-9: 
building elevations

Mr. Lizowsky described the building elevations.  The Board expressed some concern about the size and shape of the basement windows.  They again stated that they do not want a bedroom conversion there.  Mr. Lizowsky agreed to make the basement windows higher off the floor.

A-10:
recreation center & maintenance building elevations

The maintenance building will have a garage and a 840 square foot living unit.  The recreation center building is 5224 square feet.  It will feature an office, large multipurpose room, and a small kitchenette.   There is an extra room included and available for the Florham Park police.  There is also a non-rentable living unit attached to this building.
The use of this recreation center is primarily during the daytime hours when there is plenty of available parking, including ADA parking.  A variance for no loading zone is requested since the building only has a kitchenette and their testimony is that a loading zone is not needed.

A-11:
3D rendering of entire Sun Valley development
Mr. Lizowsky stated that all buildings are under 40 feet.  They will lower the pitch of the roof ridge on Building 6 so that it complies with the 40 foot limit since the grading around the building elevated it slightly above.

There is an emergency generator that will power the Recreation Center for the residents in the event of a power failure.  It will be screened appropriately.

Bob Michaels asked how they will qualify the renters of the affordable units.

They stated that they will use the same administrative agent as they are currently for the other units.  They are called PIazza and Associates.

Mike DeAngelis asked why the monument sign is so large.

They said that the brick supports puts them beyond what is permitted.  The face of the sign complies with the ordinance.  The sign is outside of the site triangles.

The variance requests were reviewed:

· loading space (none provided)

· monument sign size

· way finding (free standing) sign size

The agreed to conditions were reviewed:

· They will coordinate interior way finding sign locations with EMS

· Hammerhead turnaround will be striped and signed for “no parking”
· The height of Building 6 will comply

· No bedrooms to be in the basement and/or den area

· Landscaping plans will be revised and resubmitted

Mr. DeAngelis opened the meeting for any final questions or comments.  Seeing none, he called for a motion.

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

Roll:  Guerin, yes;  Margulies, yes;  DeAngelis, yes; Cefolo-Pane, yes; Maravic, yes;  Buchholz, yes.
On a motion duly made and seconded the meeting was adjourned at 10:00p.m.
Marlene Rawson
Board Secretary
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