
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
June 27, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 27, 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

Mr. Gary Feith

Mrs. Anne Maravic 
Mr. John Buchholz 
Mr. Martin Valenti 1st Alt)
Members Absent:
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Joseph Guerin

Also Present:


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

Mr. John Inglesino, Esq. Board Attorney
Mr. Gordon Meth, Borough Traffic Engineer
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.
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.

Continued from May 23, 2016 work session.

Barry Mandelbaum, Esq.  represented the applicant.  Reed Patton, Regional Developer for Amazing Lash Studio remained under oath.  Mr. Klein of the Klein Group is also present.
Jake Ratzker of the Klein Group was sworn in.  He stated that he performed parking counts in the shopping center between June 7, 2016 and June 17, 2016. He was present for 8 days during the lunch hour and dinner hour and took the counts of empty spaces during each time period.  The survey and photos of his findings was provided.  His observations are that there are many empty spaces in the parking lot on a daily basis to support this new use.  

Barry Mandelbaum said that the report illustrates that a balancing act occurs with the parking spaces in that there are some uses in large spaces that do not utilize their allotted number of parking spaces and vice versa.  

Mr. DeAngelis asked if they have the total number of employees that work in the shopping center.  He stated that all employees are supposed to be parking in the rear lot.

Mr. Klein said that Jake Ratzker took counts of employees on several dates during the busiest times.  He reported that the numbers of employees vary during different days and times.  Numbers ranged from 58 employees to 204 employees on a given day and time.  

Barry Mandelbaum said that there are 75 parking spots in the rear of the building and admitted that there are not enough parking spaces in the rear to accommodate every employee on certain days, if every employee drives.  However, many employees do take public transportation and use carpools.
Mr. Klein noted that all leases now state that employees must park in the rear and the Klein Group has sent reminders to the tenants.  They have also spoken to Walgreens about the rear parking requirement  because they are aware that their employees are using prime parking spaces in the front.
There will be 12 lash rooms installed in the space.  However, they will start off using only 4-5 until the business becomes established.  They consider the business fully staffed at 8 rooms being occupied.  Several rooms are owned stations and only used by one cosmetologist.  Reed Patton stated that 95% of the business is done by appointment with little or no walk-ins.  Their business experience tells them that the lunch hour is not a peak time for them.
Gary Feith confirmed that a maximum of 8 stations would be utilized at any one time and they agreed.  There are 1-2 managers and front desk employees.  Mr. Patton reiterated that drop-offs and carpooling of employees in this business is quite common.

Bob Michaels confirmed that the parking requirements for this space as per our current ordinance are 1 space for every 200 square feet.  

Mr. DeAngelis stated that we must go by our ordinance as it is written today, although someday the standard may change for this type of use.

The hours of operation are Monday-Saturday 9am-8pm (Saturday they may close a little earlier), and Sunday 10am-5pm.

There were no further questions.  Mr. DeAngelis asked for a motion.

Mrs. Margulies made a motion to approve the site plan waiver, second  Mrs. Maravic
Roll:  Margulies, yes;  Maravic, yes;  DeAngelis, yes;  Taylor, yes;  Feith, yes;  Valenti, no.
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Borough of Florham Park

Planning Board

Regular Meeting Minutes
June 27, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 27 , 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
Mayor Mark Taylor

Mr. Gary Feith

Mrs. Anne Maravic 
Mr. John Buchholz
 Mr. Martin Valenti (1st Alt)

Members Absent:
Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. Joseph Guerin

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Mr. Gordon Meth, Borough Traffic Engineer
Approval of Minutes:
4.
Approval of minutes from the June 13, 2016 meeting.
Mr.   Buchholz 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.
Resolution of Approval:

5.
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.

Mrs.  Maravic 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 the resolution.

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.
(revised/corrected resolution)


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 the resolution.
Preliminary & Final Site Plan:

7.
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 May 9, 2016 meeting without further notice.

Susan Rubright, Esq. represented the applicant.  Lee Klein, the applicant’s traffic engineer, was present and remained under oath.

A-10:
site plan (most recent)
This site plan depicts 34 spaces, a 12 foot entrance lane, and a 20 foot exit lane  Mr. Klein stated that they will stripe the exit driveway to allow for right and left turns out as per Gordon Meth’s report letter.
A-11:
site plan with proposed 36 foot wide driveways

This site plan with 3 driveways will allow for separate right and left turns out with a 12 foot entrance and two 12 foot exits.   However, it will cause the site to lose one parking space and bring the total to 33 parking spaces.
Mr. Klein reviewed his previously submitted report and the new attachments.  It was confirmed that the student occupancy will be reduced to a  maximum of 144 and all calculations are based on that.  The trip generation summary has been updated based on the new student total.  There will be  115 trips entering and exiting  in the morning peak hour and    117 trips entering and exiting in the evening  peak hour.
The report includes the following information:

Mr. Klein monitored drop off activity at Primrose School.  His observations and trip counts at Primrose School calculate the enrollment to be 187 students.  They are approved for 197 students.  The AM trip generation at Primrose School is 150 trips in the AM peak.  This would include 25 employees as well.
The new numbers for Lightbridge are based on 144 students. Driveway conditions at Lightbridge are expected to be as follows:
AM Peak (exit):
right out, level “B”, left out, level “D”.
 Average:  “C”
PM Peak (exit)
right out, level “C”, left out, level “E”. 
 Average:  “D” 

Once Lightbridge is operational, Mr. Klein noted that the overall level of service at the Brooklake-Park/Ridgedale intersection is calculated to be “C” or better during the  AM peak (no change) and from “C”  to “D” in the PM peak.  
 When Mr. Klein watched the drop off times at Primrose school, he calculated them to be an average of 7 minutes.  Using the 7 minute timeframe, Lightbridge will have the capacity for 86 drop offs and they only need 54 drop offs in the peak hour.
A-12:
amended Lightbridge Academy parking ratio comparison
Mr. Klein reviewed Gordon Meth’s comment letter.  They will agree to wider driveways.  He performed a gap study and he reviewed his findings as it pertains to left turns (2 way gaps).  An acceptable gap is at least 7 ½ seconds and his  counts are based on that.  The peak hours are 8-9am, and 5-6pm.  His findings are as follows:
May 18th:

7:45-8:00am:
18 gaps

8:00-8:15am:
23 gaps

8:15-8:30am:
19 gaps

8:30-8:45am:
13 gaps

8:45-9:00am:
no gaps (courtesy only)  
5:00-5:15pm
1 gap

5:15-5:30pm
2 gaps

5:30-5:45pm
2 gaps

5:45-6:00pm
6 gaps
June 7th 
4:30-5:15 pm 
6 gaps 

4:45-5:00 pm
6 gaps

5:00-5:15pm
6 gaps

5:15-5:30 pm
10 gaps

Mr. Klein said there is a need for courtesy gaps during the peak hour since there will be more left turns than available gaps.  There are more than enough gaps for right turn gaps.

Mr. Klein stated that based on 144 students, there are 31 lefts needed in the morning peak hour.  The study illustrates there are 73 gaps to accomplish this.  Two exit lanes will allow two cars to exit simultaneously if there gaps in both directions.
Mr. Klein admitted that the queues along Ridgedale Avenue vary greatly and more gaps are needed.  Drivers will need to rely on courtesy gaps. Queues back up to more than 25 vehicles at times.  However, he is confident that drivers will have adequate gaps.  It is easier to make a right turn during the PM peak.
Mr. Klein also studied existing adjacent sites and drivers entering and exiting Ridgedale Ave.  He noticed that cars were able to exit and enter with available gaps and observed the use of courtesy gaps.
Gordon Meth’s comment of Mr. Klein’s analysis stated that it does not represent true reflection of operations.   Lee Klein felt his analysis is more accurate since it assumes there is random  arrival of traffic which he believes exists.  The traffic signal helps with gaps but also creates queues.  He that the ITE data is more realistic because it is unbiased.
Gordon Meth stated that the Applicant’s report and data was just received by him.  He said the gap study tell us that daycare arrivals and departures are essentially uniform but it is clear from the gap study that the gaps in traffic are not uniform.  The gaps disappear by 8:30am, and also in the afternoon between 5:30-6:00pm.

Gordon Meth said that gaps are also needed for lefts in to the lot.  Right turn in does not need gaps.  The left in will take priority over a left out.  Both a left out and a right out will require gaps.  There are also two opposite driveways on the other side of the street that will compete for these gaps. 
Gordon Meth verified that there should be at least 34 foot wide drive aisle even though it will cost a parking space.  The right turn in needs 12 feet.  It is critical to have separate right and left turns out to mitigate some problems with the driveway.
Gordon Meth said that based on the data he has seen,  he does not see a need to widen the Ridgedale Ave to allow for left turns.    That data also indicates there will be enough gaps to make a left into the site.  .  However, there is still a problem between 8:45-9:00am and 5:45-6:00pm.  He  is opposed to a reliance on courtesy gaps and stated that drivers turning left out will have a difficult time for the last 15 minutes of the AM peak and last ½ hour of the PM peak.
Mr. Meth commented that he is president a board of trustees of a non-profit childcare facility in a neighboring town. He is quite familiar with the operation of the business.

Regarding parking, Mr. Meth said that daycares average about 80% enrollment, but sometimes they go higher.  The recommended zoning ordinances say that 37 spaces are needed for this site. That is based on one per employee and one for every 10 students.     They are providing 33 parking spaces and that is close to the needed number. The ITE states that one half the sites would operate satisfactory at that number. Mr. Meth conclude that ideally, he would like to see 4-5 more spaces onsite.
Mayor Taylor also disagrees that the courtesy gaps will work.  He said that there is too much traffic movement in the area and at the light.  He believes that cars will use turning lanes to move through the light.  He stated that it will lead to many accidents.
Gordon Meth stated that here are more gaps for left turns in due to the operation of the traffic light.  He again restated that he does not like to rely on courtesy gaps.  Any project should be designed to function without the need for courtesy gaps.
Mr. DeAngelis agreed that the queues will prevent the lefts in and also out.
John Inglesino stated that the Board should make a judgment on the traffic testimony and whether or not this is a safe condition.

Mr. Feith asked if traffic counts and studies were done at any other time of day other than the morning and evening peak times.

Gordon Meth recommended that Mr. Klein focus his studies on the peak hours and that is what was reported.
Mr. Buchholz asked if lefts in and out can be eliminated and can the operation still function. 
Mr. Klein feels that half the traffic would want to go left.  People would alter their route or change their drop off time, or perhaps not enroll if it does not work for them.

Gordon Meth said that restricting left turns is not a good idea.  It will lead to drivers looking for options to turn around. There is not a good grid system of streets in the area to accommodate this and there will be secondary impacts.
When Gordon Meth mentioned that he is a president of a Board of Trustees on a daycare center, Ms. Rubright wanted to know exactly which one and the number of students enrolled. wanted to know the details of the school enrollment.
Mr. DeAngelis reminded Ms. Rubright that Mr. Meth is our traffic expert and he gave his opinion on his experience in daycare. He is not an expert on child care centers .

Mr. Klein questioned Mr. Meth’s statement that the gaps are not uniform.

Mr. Meth said that there is a diminishing number of gaps with each 15 minute period during the peaks. The southbound flow seems uniform, however, the 2 way gaps are not uniform.
Mr. Klein added that the gaps included all the other driveways in the vicinity. If the those drivers took a gap, he did not count that gap.
Mr. DeAngelis and Mrs. Margulies recommended making the driveway one way.  Mr. Klein said that is an option and Ms. Rubright said that was acceptable to them.

Mr. Klein summarized that he has witnessed the courtesy gaps working in area.  He is comfortable that the traffic movement is manageable and can work.

The meeting was opened to the public.

William Ross, 161 Ridgedale Ave.  He disagrees with Mr. Klein’s observations on wait time.  He said he lives 2 doors away and it can take him as long as 5-10 minutes to pull out of his driveway.not 40 seconds during rush hour.  
Mr. DeAngelis reminded Mr. Ross that now is the time for questions only, and there will be a comment period at the end of all testimony.

Karen Ross, 161 Ridgedale Ave.  How did you ascertained the gap times?  When did you press the stop watch?
Mr. Klein said that his observations were performed at the site in his car where he would be positioned to make a left , and he used a stop watch.  Once the car passed, He pressed the stopwatch.
Karen Ross.  Does Primrose have adequate parking?  Were there back-ups on Columbia Turnpike?

Lee Klein.  I did not see any back-ups on to Columbia Turnpike. Parking is close but it seemed to work from my vantage point.
Karen Ross.  Do you want to see pictures?  Are you aware that half of the Primrose staff are required to park off-site at the bank across Columbia Turnpike?  Did you notice staff walking to Primrose from off-site locations?

Lee Klein.  I did see staff walking.

Ms. Rubright asked Ms. Ross how she knows this.

Karen Ross replied that a Primrose parent informed her of this.  The parent told her that there was a private parking arrangement with the bank in order to  mitigate the parking problem.
Richard Davidson, 147 Ridgedale Ave.  He talked about a previous application to the Board for the same site.  It was for a Commerce Bank attempts to develop the site.  Does the Board remember this?  There were reasons that the application did not proceed and it was a similar situation involving traffic issues.

Mr. DeAngelis repeated that there will be a time for comments but now is the time for questions only.  
Bill Zuckerman, 12 Keyes St.  What is your contingency plan if the traffic study does not work?

Mr. DeAngelis said that questions must be directed to the Operations witness.

Ms. Rubright asked Mr. Zuckerman to clarify his question.  Is it about the traffic backing up on Ridgedale and not from our site ?
Mr. Zuckerman said that he cannot get out of Keyes Street and on to Ridgedale Ave.  What is the contingency plan if the traffic on your site cannot exit and your plan does not work?
Mr. Sgaramella’s letter was reviewed.  He asked if there was an analysis of vehicles making a left in and if that would reduce the number of gaps. 
Mr. Klein stated that a left in movement must happen before a left out could happen.  The morning peak has adequate gaps at 73.  He is  still confident that there will be available courtesy gaps as there are now. 
Gordon Meth noted that during the peak hour in the morning (8am-9am) there are only 55 gaps and not 73 gaps.  He said that when making a left in, the gap would only be needed in one direction.  However, a left turn out will need gaps in both directions.  If the gap is long enough, it can accommodate both lefts.
Mr. Klein stated that his studies showed that  there are large gaps of more than 7 ½ seconds that occur many times that will accommodate both movements.
Ms. Rubright will submit the length of every gap for Mr. Meth to review.

Mr. DeAngelis  commented that this use is focused on the peak hours because it is related to people’s work hours.  He added that Primrose has  a traffic light there so it is a bit different.  This site has no traffic light at the location. 

Mike Sgaramella restated that it is not a good idea to rely on courtesy gaps.  There is also no means of bypassing someone waiting to make a left turn from northbound Ridgedale Avenue into the site.

Mr. Klein stated that he tabulated the crashes in the area from an OPRA that he submitted to the Police Dept. for this data.

A-13:
vehicle crash history

Mr. Klein presented a summary of crashes from Park Street /Brooklake Road to Keyes Street along Ridgedale Avenue and.  There were 5 crashes near 187 Columbia in the Panera Bread vicinity in a 3 year period.  But no pattern emerged indicating an unsafe condition in the area that would be made worse.  The majority of the crashes occurred in 2013.  Very few happened after that.  None involved entering or exiting an area driveway, other than Panera driveway.  No accident happened in the early morning hours.
Mr. Sgaramella said his point was that the reliance on courtesy gaps would cause accidents.  This seemed to happen at the Panera driveway.

Mr. Klein responded that there are two lanes approaching through by the Panera driveway which made a difference.  

Mr. Taylor stated that this is the condition that will exist at the Lightbridge site because of through lane and the right turn only lane.  He also was concerned that not all the crashes are reported on the history sheet. 

Ms. Rubright said that they will forward the actual accident reports to Mr. Meth.
Gordon Meth stated that he will also check the state data base to compare with the number of crashes in this report.

Phil Harvey, Chief Development Officer for Lightbridge remained under oath and gave testimony.  He stated that there are contingency plans if the traffic study does not work.  They will not compromise the safety of the children.  They would consult a professional within their organization to work out another alternative.  They would also consult with the town if necessary.
Mr. DeAngelis asked if they would agree to one way circulation on the site.  Mr. Harvey said they can do that especially if it will create a safer movement.
Mr. DeAngelis asked them to mark off the ten  drop off spots as parent drop off only.  Mr. Harvey agreed to do that and their sign package includes this.  
Mr. DeAngelis asked if they can assume that the franchisee will agree to these stipulations and your testimony.

Mr. Harvey said that yes, they will be required to do that. 
Ms. Rubright stated that they will be providing additional material to Mr. Meth and she asked to be carried to another date.

The August meeting is being changed to August 15, 2016.

 Ms. Rubright requested that the matter be carried to the August 15, 2016 meeting.
8.
Parking Standards for Personal Service Salons – discussion (Bob Michaels)

Bob Michaels said that the Board has indicated their interest in developing a new parking standard for personal service businesses.  The concern is that retail stores are being replaced by internet shopping and tenant space in business zones are seeing an increase in personal service businesses that are now renting retail space.

Bob Michaels did some research on what is currently being used in a number of towns in New Jersey.  Many towns do not have a specific parking standard for these uses.  Montville had the most restrictive standard which was 2 parking spaces per salon station.  He said that would generate a very high parking count and create many non-conforming conditions in the Florham Park shopping centers.
 Bob Michaels thought that this standard was high. Recent testimony on these types of uses indicates that not all treatment stations are used at once.
Jane Margulies and Anne Maravic noted that many of these employees carpool in large groups to work. Jane Margulies thought that 1.5 parking spaces per salon station may be more reasonable and the Board agreed that .  

Bob Michaels and Mike Sgaramella had a concern  about what a new parking standard would have in the case of some shopping centers that have parking variances.  Klein shopping center, for example,  has a variance for 4.72 spaces per thousand square feet, which they have a right to.  It is unclear how a new parking standard would impact that.
Jane Margulies asked if a comparison can be made  of what the current personal service businesses have now and how this would change things.

The Board indicated that they wanted a recommendation drafted.

Bob Michaels stated that he would draft a letter to the Council making the recommendation.  He said that it is the decision of the Council as to whether the change would be put forward.

On a motion duly made and seconded the meeting was adjourned at 10:00p.m.
Marlene Rawson
Board Secretary
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