 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
June 9, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 9, 2014 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mr. Michael Cannilla – Vice Chairman

Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Members Absent:
Mr. Edward Cocozza (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:

Essex Equity Management, LLC


Application 14SPW-7

7 Columbia Turnpike




change of ownership


Block 2101, Lot 17




(owner occupied)
Applicant is seeking approval for a change in ownership.

The applicant was represented by Joseph Sordillo, Esq.  Scott Schley, management director for Essex FP Realty Association was present and sworn in.

John Wyciskala, Board Attorney gave a brief overview of the site and former Board approvals.  The site is within a residential zone, however, a use variance was granted in 1987 to permit the location to be used for office and professional use as outlined in the PB-1 zone.  Since this application proposes to continue that use, the Planning Board has jurisdiction.

Mr. Sordillo explained the features of the site.  The building is a 2 story brick building with a 1 story accessory storage  building behind it.

The new owners are a business asset management company with global clients.  They offer administrative services.  They also are an affordable self storage group that manages self storage across the state.  This site would be used for administrative purposes only.
There will be no site improvements; only interior work.  They will occupy the 2nd floor of the building.  The 1st floor may be leased at some   point in the future.  The storage building will have minimal use, although they have a vehicle that they would like to keep in there.

In addition to the two principle owners, there will be 12 employees total, comprised of 4 full time, 3 part-time, and 5 on flex time.  It is unlikely that all employees would be present at one time.  Parking is sufficient at 38 spaces.

The days and hours of operation are from Monday to Friday from 8:30 am to 5 pm.  There will be only an occasional client visit.

There is an existing monument sign that they will eventually switch out the panels to reflect their name.  The site will have no other signage.

Deliveries will be the usual services;  FedEx, UPS, and regular mail.  They will use the same hauler for their trash and recycling.  They agree to limit the trash pick-up to after 7:00 a.m.
Mr. Sordillo reviewed the Engineer’s report.  He stated that the driveway easement was recorded incorrectly and the will re-record it.  This was a condition of approval from a 2009 resolution involving the previous owner which was never completed.  The purpose of the easement is to grant the Borough and the adjacent property owner access through their property.

Mr. Sordillo stated that they will restripe the parking lot as requested.  The stop bar is already in place but they will re-paint it.  They prefer to install signage rather than paint fire striping.  They felt that the signs would more esthetically pleasing to the nearby residents instead of brightly colored striping.  
Mike Sgaramella said the two “no parking” signs are fine, however, they will defer to the fire official for the final say.
The applicant intends to repave the entire parking lot eventually.

Mike Sgaramella stated that the Applicant should check with construction about storage of a vehicle in the accessory shed.  Also, the Board of Adjustment resolution should be researched to see if that is permitted.
The Applicant said that the vehicle is an SUV that is used to drive the principal owners.  If it is not a permitted use of the shed, they will park it outside.

The Applicant confirmed that Affordable Self Storage is a part of Essex Equity and those employees are included in the employee number on the application.

Chairman DeAngelis opened the meeting to the public.  Seeing no questions or comments, he closed the meeting and called for a motion.
Mr.  Cannilla made a motion to approve the site plan waiver with the condition that the easement be recorded as required by the 2009 resolution, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver (Cefolo-Pane-abstain)
Northgate Resolution Discussion

John Buchholz, Vice President of the Northgate Condo Association, appeared on behalf of himself.  He  gave a brief history of the site.  It is an age-restricted development that received resolution approval in 2006.  All building is complete and the developer is now off the site.
The development is now fully occupied and there are some needs of the community that have been identified.  The average age ranges of the residents are between 50 and 70 years old, with some being older.  In addition, there are some adult children and elderly parents that live with a number of the residents.
The resolution of approval limits each unit to a three car maximum.  It is unclear why this condition is in the resolution.  Each unit has a 2-car garage and a driveway that can park two cars.  The issue of the 3 car per household is posing a problem for some of the owners that have a 4th car.

There are only 20 parking spots for visitor parking, and no on-street parking is permitted.  This is problematic during holidays and also special occasions that residents may have.  Also, there is no street parking allowed on any connecting road either.
Mr. Buchholz indicated that he is interested in getting this restriction of 3 cars per household removed so that people are able to keep a fourth car in their driveway.

In addition, he would like some assistance on managing the overflow parking that arises during holidays and individual special occasions.
Mr. Buchholz asked if there is a definition of a “resident”, and if there is a specific time frame that one must be in a unit to be considered a resident or a guest.

Mr. Wyciskala stated that those types of issues are typically defined by the Condo Board and the Association bylaws.
Mayor Taylor stated that he personally does not see an issue with having  a 4th car in a driveway.
Mr. Cannilla would be comfortable with no more than 4 cars and no more than 2 in the driveway.
Carmen Cefolo-Pane felt that the Planning Board should identify the reason why the three car limitation per household was placed in the 2006 resolution.  

Mr. Buchholz stated that in order to change the by-laws, there must be a 67% approval rate for the change by the residents and he is confident that he will get that regarding the parking of 4 cars.

John Wyciskala stated that should the Condo Board vote move forward with a request to modify the condition, a publicly noticed hearing may be required.

Mark Taylor said that allowing street parking on Vreeland Road during certain holidays could be explored.
Mr. Buchholz also had questions on screening the pergolas due to the mosquito problem.  It would be similar to a lanai.  However, the resolution prohibits these structures from being enclosed.
Bob Michaels said the ordinance indicates that a structure must have a roof and it would be the  Construction Official who would make the determination.
Mr. Buchholz will bring the information to the Condo Board and if a formal vote by the Condo Board is to proceed, he will be in contact.  He thanked the Planning  Board for their time.
On a motion duly made and seconded the Work Session was adjourned at 8:00p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
June 9, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening June 9, 2014 at 7: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 10:00 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman

Mr. Michael Cannilla – Vice Chairman

Mayor Mark Taylor
Mrs. Carmen Cefolo-Pane
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Jane Margulies

Mrs. Anne Maravic 

Mrs. Gina DeLuca 

Mr. Martin Valenti (2nd Alt)

Members Absent:

Mr. Edward Cocozza (1st Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Approval of Minutes:
Approval of minutes from the  April 28, 2014 meeting.

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

Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

Coviello Brothers Greenhouse Properties, LLC

Application # 14MSD-2
42, 48 & 58 Brooklake Road




preliminary major subdivision

Block 4101, Lots 5, 6, & 25

Applicant is seeking approval to subdivide the property into 25 lots.
Mr. Feith 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.

Discussion – Master Plan Subcommittee:

Chairman DeAngelis stated that the four members of the Master Plan Subcommittee are Mike Cannilla, Mayor Mark Taylor, Gary Feith, and Jane Margulies.

The group will meet periodically during the coming months to re-examine and update the Borough Master Plan.  Their findings and conclusions can be discussed at any Planning Board meeting, provided that it is posted on the agenda.

COAH Update:

Bob Michaels stated that the new COAH numbers have been announced and there are some changes to our obligation.
The figures indicate that Florham Park has 200 homes that are without kitchens.  They also have determined that we have the capacity to buildable 817 homes.  This is the largest in Morris County.

Bob Michaels believes that calculation mistakes have been made.  The homes without kitchens could be attributed to the university dormitories that should not have been counted.  The comment period is now open to August 1, 2014 for further justification and clarification, and an effort to mitigate the numbers must be made.
On a motion duly made and seconded the meeting was adjourned at 8:20 p.m.
Marlene Rawson
Board Secretary
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