
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

July 1, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, July 1, 2013 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

Mr. Gary Feith

Mrs. Jane Margulies

Mrs. Anne Maravic 
Mrs. Carmen Cefolo-Pane
Mr. Edward Cocozza (1st Alt)

Members Absent:
Mr. Joseph Guerin

Mrs. Gina DeLuca 

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:
1.
Florham Park Diner


Application #13SPW-10


182 Ridgedale Avenue

change of tenancy – expansion


Block 1902, Lot 1

Applicant is seeking to expand into adjacent vacant space.

The applicant requested to be carried to the July 22, 2013 meeting without further notice.
Mr. Cocozza  made a motion to carry the application, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to carry the application to the July 22, 2013 meeting.
On a motion duly made and seconded the Work Session was adjourned at 7:10p.m. 
June 28, 2013







Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
July 1, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening July 1, 2013 at 7:10p.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
Mr. Michael Cannilla – Vice Chairman

Mayor Mark Taylor

Mr. Gary Feith
Mrs. Carmen Cefolo-Pane
Mrs. Jane Margulies

Mrs. Anne Maravic 

Mr. Edward Cocozza (1st Alt)
Members Absent:

Mr. Joseph Guerin

Mrs. Gina DeLuca 

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  June 10, 2013 meeting.

Mr. Feith made a motion to approve the minutes, second by Mrs. Cefolo Pane .            

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

Resolution of Approval:

1.
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.
Mr. Feith 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.

2.
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.

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

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

3.
Florham Park Helipad, LLC


Application #13SP-3

1 Jets Drive




site plan


Block 1401, Lot 1

Applicant is seeking approval to construct a helipad. 

Applicant has requested an adjournment until July 22, 2013 without further notice.
Mr. Cocozza  made a motion to adjourn the application, second by Mr. Feith.
Roll Call:  On a roll call vote all members present and eligible voted to carry the application to the July 22, 2013 meeting.
4.
Rock-GW, LLC – Medical Facility

Application #13SP-4

180, 140, 130 Park Avenue


amended major subdivision & site plan 

Block 1401, Lots 1, 1.02, 1.03

Applicant is seeking amended preliminary and final major subdivision approval and amended preliminary and final site plan approval for a medical office facility.

Brian Burns, Esq. represented the applicant.  There  are some changes to the previously approved plan for this project.

Lots 1.03 and 1.02 will have shared parking.

The lot line configuration are changing.

The tenant demand for shared parking is reduced due to the elimination of the fitness club.

Both the medical portion and the hotel portion now have sufficient parking and the parking deck will be removed.

There are less variances than what was approved in 2009.

Brian McMorrow, senior project engineer was sworn in.  He described the present conditions.




A-1 – aerial photo (2013) of present conditions




A-2 – approved PODS partial campus plan

There is a parcel of 211.9 acres north of Rt. 24 in the PODN zone.  Lot 1 (104) acres is still owned by Exxon and deeded to open space.  Also lot 1.01 (105 acres) is a parcel owned by Rock GW and deeded to Florham Park for open space.  There is a pump station on  5.2 acres in the middle of this lot.
There are 272.3 acres on the south side of Rt. 24.  The N.Y. Jets training center is located there on 27.1 acres (1 Jets drive).  BASF is on a 21.7 acre tract (lot 1.04).  There is a residential lot of 97 acres subdivided off.  There is and 11.8 acre parcel for a hotel, and lot 1.03 is for a medical office building.  Also, lot 1 (91.4 acres) is undeveloped and contains the storm water management pond.



A-3 – amended preliminary subdivision plat
There will be an increase to 6.4 acres to the medical portion. There is some reconfiguration of the lots that will accommodate the medical office.



A-4 – colored version of site with zoning summary
The four (4) story medical office will be 100,705 square feet.  There will be an asphalt lot where the parking deck would have been.

They will signalize the intersection at the intersection of the common access road.
They need 403 parking spaces and they will provide 471 spaces.  Also, there is 95 available spaces on the adjacent lot that will be shared with the future hotel, making the total 566.

The hotel will be a less intense use, and with the fitness center eliminated, there are 290 spaces that are unneeded.

The storm water plan is the same as before, and it has been submitted.  The landscaping is similar to the original plan.  They will utilize the JCPL easement and plant shrubs.  They have already gotten permission from JCPL.
 


A-5 – tree replacement schedule, landscaped area
Tree removal has already occurred and they will make up the tree shortfall.
The parking lot is required to have 10% landscaping, and they are at 11%.  The shared lot is at 14%.

The lighting will be the same as BASF and there will be no impact on residential areas.




A-6 – signage exhibit
There will be three (3) building mounted signs.  The upper right corner will have the logo.  It will not exceed 120 square feet (which was previously approved).  It will be 7ft. 5”tall and 16ft. 1 ¾ inch width.
The number “140” (street number)  will be above the door.  On the west side of the building will be “Urgent Care Center” mounted to the canopy.    This will be internally illuminated similar to BASF.  It will be 99 square feet and conforming.
A monument sign in the island  by the flagpole will be the tenant identification sign as one approaches the building.
 The directional sign will be modified at the Park Avenue connector intersection which will indicate that 140 is accessible from there.  There will also be directional signs throughout the site.
The trash and compactor equipment will be in the rear and not visible.  The loading area is also located in the rear.

There will be a flagpole that will be 30 feet high in the island in front of the building.  It will have the U.S. flag as well as a tenant flag.  The flags will be 5’X8’ in size.
The generator will be located in the rear as well.  It will able to provide power for 72 hours.  The size is 10ft by 28ft and 15ft. high.  It will be soundproofed and they will submit test results.  It will be exercised only during daytime hours.

Regarding Bob Michaels’ memo, the following information was provided:

There may be a fence in the rear of the building.  The loading area is below grade and the fence would be above.  No variance is needed.

All signs are previously approved.  The sizes , lettering are all the same.  Building signs have different wording.  Plan should reflect signage.
Regarding bus service, there is a jitney that circulates through the campus.  It stops at all the main canopied entrances.  This bus service goes to the Convent Station train station and there is no need to expand at this time.  There are no bus shelters planned.

They will keep track of all trees and tree replacement obligations.

They have incorporated changes to the plan as per the request of the Fire Chief and he as concurred with the new plan.

Regarding Mike Sgaramella’s report, the following information was agreed to:

The generator will be tested once per week, from 9am-6pm.  It will not be exercised  more than once per week.  The diesel powered tank is underneath the unit.

There is currently no curb cut for the hotel access road, but when a site plan is submitted for it, there will be a curb cut shown.

The pedestrian bridge will be built as well along with the sidewalk.

Although not yet built, plans for a JCPL substation do exist and access to that area must be  provided by the applicant.
Mr. DeAngelis stated the parking plan layout is more convenient than the previous submission.

Handicapped spaces are distributed by both doors as evenly as possible.
J. Thomas Hyde, architect, was sworn in.  He is licensed in Pennsylvania and New York, but not New Jersey.  However, he is working under a N.J. licensed architect, Harry Hummel who signed and sealed the plans.  Mr. Hyde is the project manager.  The Board Attorney stated that his testimony can be accepted.



A-7 –rendering of the building.

The building is 4 stories high and 100,705 square feet.  There is no basement.  The elevator can handle a stretcher.

The first floor will have the urgent care center, laboratories, storage rooms, and a cafe.  The second and third floors will have multiple medical office practices.  The fourth floor will be the ambulatory surgical center.  

Four mechanical  units will be on the roof, plus the prefabricated boiler.  Coverage will be 10%.  They will screen this area with a 12 ½ foot wall.
Mr. Hyde described the exterior of the building.



A-8 – granite stone sample



A-9- color sample for column



A-10- trim color sample




A-11 – building rendering with logo
The facade will include solar shades on the south side and low “e” glass.  They will use good design practices but they will not be LEED certified.  

The roof screening will be a corrugated metal panel that will match the building color.  The screening height will now be 11’3”, however, it may be as high as 12 ½ feet as testified to.
Break.

Olympia Lang, Chief of Strategy and Business Development for Summit Medical Group was sworn in and offered testimony to the operational issues.
Ms. Lang stated that Summit Medical Group’s main campus is in Berkeley Heights.  They have 23 satellite locations in Union, Morris and Essex counties which will remain.
The fourth floor ambulatory surgery center will open at 6:30 a.m.  Floors 3 and 4 that have medical offices will be typically there from 8:30 a.m. -5:00 p.m.  The first floor urgent care center will be open from 7:00 am to 10:00 pm, seven days a week.  Saturday and Sunday hours would be from 7 a.m. to 5:00 p.m.

There will be about 50 physicians and 190 staff members on site. It is unlikely that all physicians would be there at exactly the same time.
Deliveries are by tractor trailer, box trucks, and vans.  Medical waste pick-up will be on an as needed basis.

There will be no ambulance service to the urgent care center.  There may be a need to transport a patient from the urgent care center to the hospital via ambulance.  They contract with a  private ambulance service for these services and would not use the Florham Park Volunteer First Aid Squad.
There are eight operating rooms in the Ambulatory Care Center.  

There is no appointment necessary for the urgent care center, and walk-ins are typical.

They will have security 24 hours a day, 7 days a week.

The timeline for opening is June, 2015.

All employees are part of Summit Medical Group.  It is a multi-specialty practice.
It is required that Summit Medical Group have a joint venture with another entity in order to have an ambulatory surgery center.  The joint venture is with  Atlantic Health, although all physicians would be from SMG.  There will be no overnight stays in the ambulatory surgery center.
Jane Margulies thought that nearly half the parking seems to be for staff. 

Louis Luglio, traffic engineer for the applicant was sworn in and accepted as an expert.  He stated that the GDP indicates that the peak hour traffic would be 198 in the a.m. and 256 in the p.m.  Current projections suggest that  the peak hour trip traffic will be would be 196 in the a.m. and 244 in the p.m.  The slight difference is because there is better data available now.

The parking for the fitness club is gone.  There are 95 open shared parking spaces between the medical and the hotel portions 471 dedicated to medical portion for a total of 566.

Total spaces – 883.
Total peak demand for the medical portion is 585, which results in a surplus of 298 spaces.

Jane Margulies asked how he knows what the hotel will need.  Mr. Luglio stated that it is the same as what was approved-253 rooms.  
Brian Burns said that the GDP will be amended to show the loss of the fitness center.  The developer has the right to reduce the amount of  the commercial floor area on the GDP by 15% and they are doing so now.   He added that although the hotel was approved with a fitness center, the drawings/exhibits depict the loss of the fitness center.
Board attorney Dean Donatelli stated that the elimination of the fitness center was reflected in testimony.  We can make it a condition of the resolution.

Bob Michaels stated that no variance is needed for parking.

Mike DeAngelis wants the public bus stop and transportation explored by Rock GW.  It must be addressed when the hotel application comes in.
Mike Cannilla wants information on staff arrival and departures.  He asked what the peak hours are in Berkeley Heights as well as the parking space count.

Mike DeAngelis said that he has always felt that traffic in the area is the bigger issue, and not parking spaces.  
Jane Margulies said that they need to be comfortable that the parking will be sufficient to  meet the needs of all of the businesses in the complex.

Olympia Lang stated that peak parking in Berkeley Heights is from 9a.m. -11:30a.m. and from 2p.m.-5p.m.  Berkeley Heights also has bus service to Summit train station and New Providence train station.
Ms. Lang said that there will be a “Grab ‘n Go” style eatery in Florham Park, but not a full service cafeteria.

There is no valet parking planned and no assigned parking.

Brian McMorrow stated that the parking  is 3.2 per thousand square feet at Berkeley Heights.  They are planning to increase that to 3.7 per thousand because parking seems to be a problem in Berkeley Heights.  They are quite comfortable that parking will be sufficient in Florham Park campus with 5.6 per thousand square feet.
Paul Phillips, Planner was sworn in and accepted as an expert.  He stated that the variances are diminutive and all have previously been granted.  He had the following comments regarding the variances:
The front yard setback for the canopy is to an internal lot line.  It will provide shelter and ease of access for the disabled and elderly.

The parking setback is the same relief as in 2009.  It is also to an internal lot line that is buffered by shade trees.  It will maximize the use of the site to enable adequate parking.
The roof structure setback will allow for efficient layout of the rooftop mechanics and improved esthetics.
The tenant flag will enhance the identity.
The technical variance for tree planting will not be any detriment.  The 10 additional needed trees will be planted elsewhere in the POD zone.

Mr. Feith asked about the sign lighting.  Mr. Burns stated that they will comply with the sign code.

Elevator specifications will be provided prior to the next hearing.  They will also provide  confirmation of  the peak hours in Berkeley Heights to Florham Park.
Mr. Feith made a motion to authorize the attorney to prepare a positive resolution, second by Mrs. Margulies.            

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 10:30p.m.

Marlene Rawson
Board Secretary
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