
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
July 28, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, July 28, 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 

Members Absent:

Mr. Edward Cocozza (1st Alt)

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.
Panera, LLC




Application #14SPW-8


187 Columbia Turnpike



change of tenancy (expansion)


Block 1901, Lot 2

Applicant is seeking approval for an expansion into adjacent vacant space.
The applicant was represented by Paul Conciatori, Esq.  This is an application for an existing restaurant to expand into adjacent vacant space in the Florham Village Shopping Center.

Marshall Currence, senior regional facilities manager for Panera was sworn in.  He oversees the operations of Panera in Florham Park.

He stated that they intend to build out the space mainly for a production area.  The current area is too small.  The area would  be largely dedicated to carry out orders which can be easily prepared and assembled without interfering with the restaurant diners.  There will be no change to the operation of the restaurant;  they simply need faster turnaround.
The area will also include seating for 28 more patrons, making the total seating 136.  Nothing changes from the original resolution and there is no dedicated delivery vehicle.  They intend to keep the existing door in the new space and add an awning to the exterior over the door that will match the other awning.
Each shift will have 4-5 employees working in the new space.  They are required to park as far away as possible from the restaurant and this is monitored by Panera since it is a company wide policy.
Mr. DeAngelis reiterated the parking constraints of the shopping center.  Mr. Currence stated that he is well aware of the situation but is comfortable and confident that this plan will not impact parking any further. In fact, it may help since it will move the customers in and out in a more timely manner.

Mr. DeAngelis stated that pedestrian issues remain a factor in that area of the shopping center.  The Board has recommended and the landlord has implemented a number of measures to try to control pedestrians who randomly criss-cross the main access drive instead of using the designated cross walks. 

Jane Margulies suggested the installation of a wrought iron fence along the sidewalk right to the crosswalk in order to force people to do the right thing.

Mr. DeAngelis wants to push the pedestrian traffic as far into the shopping center as possible so that incoming cars are not taken by surprise by a walker cutting through the landscaped islands into oncoming traffic.
The total number of employees on site in the entire cafe will be 10-11 employees per shift at the most.  There is one overnight employee.

Mr. Cannilla asked if a catering service will be available and Mr. Currence stated that service would not be utilized at this location.

The pick-up location for orders will stay the same but the preparation will be in the new area.  
The delivery schedule would not change and remain at three times per week.  They will use the same size truck.  There is no signage change.  The rear door in the new space will not be used for deliveries.
Gary Feith stated that he has witnessed delivery vehicles parked in the front.  Mr. Currence said he will be sure that issue is addressed at the cafe.

Mike Cannilla said that this is lots of added square feet and he is still concerned with the parking situation.  However,  he hopes that the quick turnover of customers will help alleviate this concern.

Jane Margulies said that it was very helpful that Panera had a generator, especially during Hurricane Sandy.  Residents were able to get a hot meal and charge their phones.  She asked if it was possible for them to add more outlets because it really was useful during the emergency and she thanked them for that service.
Mr. Cannilla asked for the application to be updated and the resolution to specify the number of employees per shift.

There were no more questions or comments from the Board or the Public.

Mr. DeAngelis called for a motion.

Mr.  Cannilla 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

2.
Green & Savits, LLC



Application #14SPW-9

25 Vreeland Road



change of tenancy


Block 301, Lot 14

Applicant is seeking approval for a change in tenancy.
Mark Goodman, Esq. represented the applicant.  Glen Savits, a partner in the law firm,  was sworn in.

Mr. Savits stated that they are a law firm that focuses on labor employment.  There are three attorneys and two support staff.  Deliveries are the typical, UPS, FedEx, US Mail.  

Mr. Sgaramella stated that parking is adequate at the site.

There were no other questions from the Board or the public.

Mr. DeAngelis called for a motion.

Mr.  Feith 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

3.
Dot Matrix Design Group



Application #14SPW-10


25 Vreeland Road



change of tenancy


Block 301, Lot 14


Applicant is seeking approval for a change in tenancy.

Mark Goodman, Esq. represented the applicant.  Brian Demeduk, who is a principal in the company, was sworn in.
They are an advertising firm that has eight employees.  There is little or no client traffic to the site.  Deliveries are the typical, UPS, FedEx, US Mail. 

Mike Sgaramella verified that the floor plan has been received as requested and parking is sufficient at the site.

 There were no other questions from the Board or the public.

Mr. DeAngelis 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
Coah Comments from Robert Michaels, Planner:

Bob Michaels reviewed his comments that he will submit to COAH with respect to their new proposed rules.   He filed an OPRA with COAH for the methodology in determining the obligation and information has been received.  
The comments will be filed by August 1st deadline and COAH must respond to the comments by November 1st. 
 Lawsuits have already been filed and it is anticipated that a massive amount of comments will be filed as well.  There are many flaws in the regulations and it is ripe for litigation.

On a motion duly made and seconded the Work Session was adjourned at 7:45 p.m. 
July 28, 2014







Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
July 28, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening July 28, 2014 at 7:45p.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 

Members Absent:

Mr. Edward Cocozza (1st Alt)

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 23, 2014 meeting.

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

Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Minor Subdivision:
1.
Sandeep Tuli



Application #14MSD-3

6 Heritage Road



minor subdivision


Block 2101, Lot 41

Applicant is seeking approval for a lot line adjustment between two owned lots that share a common boundary line .

Brian Burns, Esq. represented the applicant.  The applicant, Sandeep Tuli, was sworn in.

Mr. Tuli owns and resides at 6 Heritage Road, and he also owns 137A Summit Road.  He would like to adjust the boundaries and annex a rear portion of the Summit Road property to 6 Heritage Road.  By doing so, he would make the Heritage Road property conforming in building coverage and lot coverage, which it currently is not.  He plans to sell the Summit Road property.
The Board Professionals noted that  once the lot line is adjusted, the Heritage Road lot would become oddly shaped and the Board was curious as to why the homeowner wants the land.

 Mr. Tuli stated that he likes the wooded area, and wants to keep control of it.  He said that he has no immediate plans to develop this land.  
Mr. Burns added that any improvement would first need a zoning permit.

Mike Sgaramella stated that placing a conservation easement on that land would be an opportunity to protect the land.
Mr. Tuli was not interested in the conservation restriction.

Mayor Taylor agreed with Mike Sgaramella and recommended that Mr. Tuli consider this option to save the woods.
Mrs. DeLuca also agreed that the easement is a great alternative.

Mr. Burns summarized the request, stating that it improves the Heritage Road property, which has a large home on it.

Mr. DeAngelis asked if Mr. Tuli has plans to make his home any larger.  

Mr. Tuli stated that he has no intention of adding more square footage to his home.

Mr. DeAngelis said that he hopes that Mr. Tuli will think about the comments of the Board and the Professionals.

Mr. Cannilla wondered how the Heritage road home became non-conforming since there is no record of a variance being applied for, however, he believes that there is some nominal advantage to approving this application and thus making the property conforming.

Seeing no other questions or comments from the Board or the public, Mr. DeAngelis called for a motion.

Mr. Cannilla made a motion to approve the subdivision, second by Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to approve the application.
Amended Site Plan:

2.
Verizon Wireless



Application #14SP-1

71 Passaic Avenue


amended site plan


Block 4201, Lot 31

Applicant is seeking approval for the installation of a roof mounted FCC licensed Small Network Node
Frank Ferraro, Esq. represented the applicant.

The application is for the installation of a 24 inch antenna on the roof top of 71 Passaic Avenue.  Two equipment cabinets will also be installed.  This type of equipment is designed to address certain  “hot spots” in their network in a defined area of need and to off-load some of the area larger antennas.
Approved site plan improvements for the building in 2010 were never done, and the antenna plan is for the existing building.

Mayor Taylor wants clarification on the status of the approved building improvements and asked if the  building owner is here tonight.
Mr. Ferraro stated that the building owner is not present at this meeting.
Originally, Verizon was provided plans of the improved building by the owner and the equipment was designed to be constructed on the new building.  The present plans are for the existing building, since the owner has given no indication to Verizon that this building would be improved and Verizon wants to move forward with the installation.
Mayor Taylor stated that the fire escape was to be eliminated in the new plan.  He did not feel that is was  appropriate to hear this when we do not know what happened with the approved plan. 

Mike Sgaramella stated that site plan approval was granted in 2010 and he completed a portion of it.   Permits were pulled and the newer portion of the driveway was paved and lighting was done.  However,  the building additions were not done.
There were some questions as to whether the project must be completed since the work was begun.

Mr. Ferraro said that he would submit that this is a separate application. The antenna is de minimus at only 24 inches.   If the building was ever to be improved at some point, it  would not affect the antenna.  He stated that the antenna could easily work on the building even if it was changed.  He again said that the owner indicated to them  that the approved site plan changes were not imminent.  
Board Attorney Dean Donatelli, Esq. stated that he did not know enough about the approved site plan.  But generally it is not good policy to proceed with a plan on an existing site plan when there is an approved site plan on the same property that is different.
Mr. Ferarro stated that he was not made aware of this issue until now.  He said that the building can still be improved with this antenna.  It will not impact anything.  The antenna would only need to be moved to a different location on the roof, and they would re-appear if necessary.
Mr. Cannilla said that he believes that once the improvements are started, then they must be completed.

Mr. DeAngelis stated the Board attorney is recommending that the application not proceed and he is inclined to follow the recommendation.  

Mr. Donatelli said that one of the conditions of approval could be for the landlord to close the building permits and amend the site plan.
The Board agreed that the landlord should appear before the Board and state his intention for the improvements.  They would like to know which site plan this application is for.

Mr. Cannilla stated that may be able to proceed if the application would be for the approved new site plan and then the Board may be able to approve a temporary location until the work is done.

The Board would need testimony on new plan as well as the existing plan which has already been submitted  but would want to know the landlord’s intentions with the improvements in order to proceed.
Mr. Ferraro agreed to carry the application to the August 25, 2014 meeting with no further notice.

Mr. DeAngelis asked for a motion to carry the application.

Mr. Cannilla made a motion to carry the application, to the August 25, 2014 hearing, without further notice, second by Mr. Feith.

Roll:  On a roll call vote all members present and eligible voted to carry the application.
On a motion duly made and seconded the meeting was adjourned at 8:30 p.m.

Marlene Rawson
Board Secretary
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