
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

July 22, 2013
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, July 22, 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
Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)

Mr. Martin Valenti (2nd Alt)

Members Absent:
Mr. Michael Cannilla – Vice Chairman

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:

500 Columbia Turnpike Associates, LLC
Application # 13SPW-12


325 Columbia Turnpike


change in tenancy


Block 502, Lot 2

Applicant is seeking approval for a change in tenancy

Cheryl Erghott of Burns & Shaffer represented the applicant.  The space is in the Mack Cali Corporate Center at 325 Columbia Turnpike.  There are 627 parking spaces.
The new tenant is Brent Material.  The business is family-owned and the nature of the business is the sale of construction material.  

The space will be used for general office space, particularly a sales office.  It will be phone sales and there will not be customer traffic on the site.

John DeCaro, property manager for Mack Cali was sworn in.  He stated that the hours will be from 8:30 a.m. to 6:00 p.m., Monday through Friday.  There will be 12 full time employees.  Deliveries will be made by FedEx and box truck.

Gary Feith asked why the tenant is not present at the hearing.  Mike DeAngelis stated that for a change in tenancy where it is simply general office space, it is not critical that the tenant be at the meeting, as long as the tenant representative can answer the questions.
Seeing no other questions or comments from the Board or the Public, Chairman DeAngelis closed the meeting and called for a motion.
Mr.  Cocozza 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
4.
KBSII-100-200 Campus Drive, LLC

Application #13SPW-13

200 Campus Drive



change in tenancy (CVS-Caremark)

Block 1201, Lot 5

Applicant is seeking approval for a change in tenancy

Chris Quinn, Esq. represented the client.  The location is 200 Campus Drive.  The space will be used for general office space for CVS-Caremark.  
The hours are from 8:00am to 6:00p.m.  They will only have standard deliveries.  

Jodi Giglio of CBRE-KBS II was sworn in and offered testimony.  She indicated that 20% of the employees are part of the  sales force. They would be in the field each day and would not impact parking.
Jodi Giglio testified that the cubes in the space would be 120 or less.  They would be occupied by IT operations employees and accounting employees.

Michael Sgaramella recommended that a revised floor plan be a condition of the resolution.

Seeing no other questions or comments from the Board or the Public, Chairman DeAngelis closed the meeting and called for a motion.
Mr. Guerin made a motion to approve the site plan waiver, second by Mr. Feith.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

5.
Advance at Park Place, LLC


Application #13SPW-14


220 Park Avenue



change in tenancy (Profoto US, LLC)

Block 12o1, Lot 1

Applicant is seeking approval for a change in tenancy

Harry Ko, Esq. represented the applicant, Profoto US, LLC.  

Mark Rezzonico, President of Profoto was sworn in and provided testimony.

Profoto is a business that sells lighting for professional photographers.  The space at 220 Park Avenue will be used  as general office space for their sales and marketing departments.  The warehousing is located elsewhere.  

There will be 14 employees located there and 21 parking spaces are provided.

Bob Michaels and Mike Sgaramella had no questions as all needed information was provided.

Seeing no other questions or comments from the Board or the Public, Chairman DeAngelis closed the meeting and called for a motion.

Mr. Feith made a motion to approve the site plan waiver, second by Mr. Cocozza.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

6.
Florham Park Diner



Application #13SPW-10


182 Ridgedale Avenue


change in tenancy – expansion


Block 1902, Lot 1

Applicant is seeking to expand into adjacent vacant space.

Carried from the May 30, 2013 meeting without further notice.

Bobby Kasolas, Esq. represented the applicant in place of Susan Rubright, Esq. who was unavailable for tonight’s hearing.

Jim O’Brien, architect, provided testimony.  He was previously sworn in.

The plans have been revised to show changes in the walk-in freezer and the seating arrangements.

Mike Sgaramella stated that he is still concerned with the size of the “2 person” booths.  Although they have been reduced in size from the 46 inches on the original plans, they are still generously proportioned at 43 inches.  Also, the “4 person booths” are at 70 inches.  

Mike Sgaramella said that this may create a construction issue since it is based on 24 inch length for a 2 person booth.  However, this standard is in the building code, not the zoning code so the matter will be discussed with building.
Mr. O’Brien stated that the revised plans and maximum seating will not impact and do not exceed the  parking requirements.
Mr. O’Brien said that there is a range of booth size 37” for 2 people, up to 43”.

Mike DeAngelis asked how a 37” booth is not comfortable for 2 people, when a 70” booth is fine for 4 people?
Mr. O’Brien stated that the client wants oversized booths for the comfort of the patrons.  They studied restaurants in the NY and NJ area, and this is the  high end standard that the desire.
When asked, Mr. O’Brien said that conceivably, 2 adults and a child could be seated in the oversized “2 person” booths but that would not impact parking.
Mr. O’Brien also does not agree that this will lead to overcrowding at the diner since it is unlikely that all 114 seats (maximum) would ever be filled at the same time. Some patrons arrive alone and are seated at a 2 person booth.  Also, 4 and 5 person booths may not always have that exact number of people seated at them.

Mike Sgaramella stated that while the standard booth size is not in the Zoning Code, it is in the Building Code.

Mr. O’Brien said that the plan complies with the Building Code.  It is a fully sprinklered space and the egress is good.  It meets all fire code and building codes.  

Mr. O’Brien also said that is complies with the Zoning Code as well.  The space will be safe and he testified that he would not put his name on any plan if he was not convinced that it would be safe.
Mr. DeAngelis asked Mr. O’Brien if he would testify that only two persons would be in a “2 person” booth.  Mr. O’Brien would not agree to testify that there would never be a time where there was more than 2 persons seated in those particular booths.

Mr. DeAngelis stated that he felt that no more than 2 persons should be seated in a “2 person” booth and he does not want to authorize that.
Bob Michaels said that the Board would approve the number of seat that are on the plans, and what is stated on them.

Mark Taylor expressed concern because they testified to having possibly 3 people seated at a 2 person booth.

George Grapsas, owner of the diner (previously sworn in) offered testimony.  He stated that people want to have the room to stretch out.

Mr.Grapsas testified that there will never be a time where more than 2 persons would be seated at  a “2 person” booth.

Mr. Grapsas stated that when the diner is at 75% capacity, it is considered quite busy.  He said that most people arrive in groups of 2 and that number creates the greatest seating demand.  At the dinner hour, there is slightly less of a demand, but it is still at 70% for 2 person groups.
Bob Michaels asked about the relocation of the freezer to the interior of the space.  

Mr. O’Brien explained what changes occurred to fit the freezer inside, including making part of the banquet room smaller.   The area now has 18 seats.  There are some 3 person booths as well.   However, total overall seating capacity remains at 114.

It was stated that access to the freezer would be from an exterior door that will be painted to match the outside of the building.  The exterior compressor will be removed along with the fencing and the outer walls will be painted where it is needed.

Joe Guerin asked where the doors in the banquet room and food prep area lead to, and it was stated that they are exit doors.

Mike Sgaramella reminded the applicant that the roof top units will need to be screened.
Mark Taylor asked about the external signage, and Jim O’Brien stated that there will not be any changes to that.

Mark Taylor also verified that the rooftop structure over the former cleaners will be removed and George Grapsas stated that his lease agreement requires the landlord to remove the 2nd story structure.
The Board was very pleased that the outdoor freezer would now be located inside.

George Grapsas stated that he is hoping to begin the expansion in about one month.

Mr. DeAngelis asked for any further comments from the Board and the Public.

John Winters, Brooklake Road.  Mr. Winters stated that this application should be approved.  Mr. Grapsas is an outstanding and well respected local businessman.

The Board agreed that Mr. Grapsas is well regarded  in town.
Seeing no other questions or comments from the Board or the Public, Chairman DeAngelis closed the meeting and called for a motion.

Mr. Guerin made a motion to approve the site plan waiver, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

Break.

7.
Dorina’s Kitchen



Application #13-SPW-15


54 Broadway




change in tenancy


Block 3402, Lot 28

Applicant is seeking approval for a change in tenancy

Jani Vinick, Esq. represented the applicant, Dorina Martirano.  
Ms. Vinick stated that the deli/luncheonette is a pre-existing, non-conforming use.    There will be no changes to the operation of the business as it now exists and she will not expand in any way.  The hours and days of operation will remain the same.  The window signage will change to reflect the new name.
Ms. Martirano was sworn in and provided testimony.  She stated that she plans to incorporate soon.  She stated that she grew up in the restaurant business and always wanted a small place of her own.
Mr. DeAngelis said that there have been several business owners at that location in the recent past.  There is only on-street parking.  There is a rental tenant upstairs.
Mike Sgaramella stated that he reviewed the last several resolutions for this property.  The proposed use is no different than what was there before.  The same resolution has been used since 2002.  The seating is listed at 20-24.  All resolutions have been approved for outside catering.

There is an 8 person picnic table outside that may be replaced with two 4 person picnic tables.

The applicant agreed to arrange for trash and recycling pick-up to be between 7am and 6pm.  She considered changing the day that she would be closed from Monday to another day, but finally decided to leave it at Monday.

Mr. DeAngelis reminded Ms. Martirano that she is in a residential neighborhood and she must be sensitive to the neighbors during her business hours.  
Seeing no other questions or comments from the Board or the Public, Chairman DeAngelis closed the meeting and called for a motion.

Mr. Guerin made a motion to approve the site plan waiver, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

On a motion duly made and seconded the Work Session was adjourned at 8:25p.m. 
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Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
July 22, 2013
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening July 22, 2013 at 8:25p.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
Mrs. Gina DeLuca 

Mr. Edward Cocozza (1st Alt)
Mr. Martin Valenti (2nd Alt)

Members Absent:
Mr. Michael Cannilla – Vice Chairman

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 July 1, 2013 meeting.

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

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


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, attorney for the applicant informed the Board that the GDP will soon be amended.  No permits can be issue until the GDP is amended.
Application Vote
Mr. Feith made a motion to approve the application, second by Mr. Cocozza.            

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

Resolution Vote
Mr.  Feith made a motion to approve the Resolution, second by Mr. Cocozza .            

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

Site Plan Application:
none
On a motion duly made and seconded the meeting was adjourned at 8:45 p.m.

Marlene Rawson
Board Secretary
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