
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
July 6, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, July 6, 2015 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. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic (7:15pm)
Mr. Martin Valenti (1st Alt)

Members Absent:

Mrs. Jane Margulies – Vice Chairman
Mrs. Carmen Cefolo-Pane

Mr. John Buchholz

Mrs. Gina DeLuca (2nd Alt)

Also Present:



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

Mr. John Inglesino, 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:

5.
23 Vreeland Road, LLC



Application #15SPW-9

23 Vreeland Road



change of tenancy (Telegrid Technologies)


Block 301, Lot 13

Applicant is seeking approval for a change in tenancy.

Cheryl Erhgott, Esq.  represented the applicant.  Peter Shofel, owner/principle, and Eric Mauer, Telegrid Technologies were sworn in.

The property is in the C-1 zone where general business offices are a permitted use.  There are 286 parking spaces.  The new tenant is Telegrid Technologies and the nature of the business is electrical engineering services.  

The size of the space is 3,935 square feet and there will be 15 employees.  The hours of operation are Monday to Friday from 8:30-4:30 p.m.  Clients rarely visit the site as most visits are offsite.  There are only minor cosmetic changes planned.  There are no signage changes.  Deliveries are the standard Fedex, UPS, US Mail, but no large trucks.

Mike Sgaramella’s report revealed that the number of  site wide handicapped spaces is deficient.  The owner stated that there has never been a time that the number of existing handicapped spaces was not sufficient.  He understands that the code and standards have changed since the building was constructed.  He would prefer to wait until the entire parking lot is ready to be restriped before adding the required number of spaces.  He estimated that to be in one to two years.
Mike Cannilla said that he would rather that the spaces be added now due to ADA requirements.

The total number of handicapped spaces that must be added is four, with one space being van accommodating.  The owner was agreeable to converting a space to be van accommodating space but worried that he would not meet the ordinance requirements for parking spaces at a future point if he added the other handicapped spaces.  He asked if he could be granted the variance relief for that now.

John Inglesino stated that although he thinks that the Board would be receptive to granting the variance due to these circumstances, they could not grant a variance now for a future application.

He suggested that the owner apply for the variance during the next application.

They agreed to  restripe some spaces to be  handicapped spaces to meet the requirements.  They will confer through Mike Sgaramella.

Seeing no further questions, Mr. DeAngelis called for a motion.
Mr.  Cannilla made a motion to approve the site plan waiver, second  Mr. Feith

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
6.
PB Florham Park, LLC (Pure Barre)


Application #15SPW-10


187 Columbia Turnpike



change of tenancy


Block 1901, Lot 1, 2

Applicant is seeking approval for a change in tenancy.

Carmine Campanile, Esq. represented the applicant. Christopher Pepe, franchise owner, was sworn in.

The space is located in the Florham Village Shopping Center.  It is 2077 square feet.  The application is for a franchise fitness studio that uses a ballet bar.  It is geared towards women.  There is a small amount of retail business including selling work-out gear and accessories.
The weekday hours of operation are from 6:00 a.m. to 8:00 p.m.  Saturday and Sunday hours are from 8:00 a.m. to 12:00 p.m., but were amended to 8:00 a.m. to 5:00 p.m.  The applicant testified that the peak hours of operation are from 6:00am to 11:00 a.m. and then again from 4:00 p.m. to 8:00 p.m. during the week.   The classes are 55 minutes long with a maximum of 15 students.
Mr. Pepe testified that he would have a minimal amount of trash and no dumpster is necessary.  He would take the trash home.  Deliveries would be by UPS and Fedex.

The signage proposed was submitted with the application.  It will be illuminated with goose neck lighting to match the adjacent tenants.

Mike DeAngelis asked about the red awning.  He questioned whether the awnings needed to be consistent in the shopping center.  Door decals were planned for, but after a signage discussion, they agreed to remove them.

There will be two employees onsite at the same time.  They are the fitness instructor and the front desk receptionist.  

Mike DeAngelis noted that the space only allows for 8 parking spaces, yet there could be twice the number of people in the studio.  If there is a full class, there may be a parking problem.  He stated that the applicant must be aware that there is parking problem.  

Mike Sgaramella reminded them that all deliveries must be made in the rear.

Bob Michaels verified that client traffic would be concentrated before work in the morning and after work in the evening.

Mr. Cannilla stated that the signage issue on the exterior elevator must be resolved. He also asked about the storage container that recently appeared behind the building.

Fred Kruvant was sworn in.  He stated that CVS is remodeling.  As far as he knows, they received approval from the Construction Department.  He did not ask for copies of permits.

They must get approval for the use of a storage unit prior to use.

There were no other questions or comments.  Mr. DeAngelis called for a motion.

Mr.  Guerin made a motion to approve the site plan waiver, second  Mr. Valenti

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver. (Cannilla – abstain)

7.
Wells Reit II 180 Park Ave. B105, LLC

Application #15SPW-11


180 Park Avenue




change of tenancy (Exeltis USA)


Block 1401, Lot 4





Applicant is seeking approval for a change in tenancy.

Jennifer Knarich, Esq. represented the applicant.  James McGuire, CFO of Exeltis USA was sworn in.  

They will be taking over 13,267 square feet of office space that was formerly occupied by Novartis.  

Mr. McGuire stated that the nature of the business is pharmaceutical, including the search, development, and marketing of pharmaceutical products.  They are moving from Chatham and will use the space for general office space.

 They have 45 employees and the hours of operation are 9:00 am-5:00 pm, from Monday to Friday.  They may stay later occasionally.  There is ample parking.  There is limited client traffic.
There were no questions by the Board or the Professionals.  Mr. DeAngelis called for a motion.

Mr.  Cannilla made a motion to approve the site plan waiver, second  Mr. Feith
Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
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Borough of Florham Park

Planning Board

Regular Meeting Minutes
July 6, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  July 6, 2015 at 7:00 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
Mayor Mark Taylor

Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

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

Members Absent:

Mrs. Jane Margulies – Vice Chairman
Mrs. Carmen Cefolo-Pane

Mr. John Buchholz

Mrs. Gina DeLuca (2nd Alt)

Also Present:



Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Inglesino, Esq. Board Attorney
Approval of Minutes:
11.
Approval of minutes from the June 22, 2015 meeting.
Mr.   Cannilla made a motion to approve the minutes, second  Mr. Guerin
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

8.
Great Play of Florham Park



Application # 15SPW-7


187 Columbia Turnpike




change of tenancy


Block 1901, Lots 1 & 2

Applicant is seeking approval for a change of tenancy.
Mr.  Taylor 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 the resolution.

9..
Estate of Brian D. Burns



Application # 15SPW-8

17 Hanover Road, Ste. 230



change of ownership (Art of Smile Dental, LLC)


Block 901, Lot 7.230

Applicant is seeking approval for a change of ownership for a dental office.

Mr.  Cannilla made a motion to approve the resolution, second by Mr. DeAngelis. 

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

10.
KBS II 100-200 Campus Drive, LLC


Application #15SP-5

Goddard School




preliminary & final site plan with variance relief


200 Campus Drive


Block 1201, Lot 5

Applicant is seeking approval for preliminary and final site plan approval in connection with the construction of a child care center.

Mr. Guerin made a motion to approve the resolution, second by Mr. Taylor. 

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

Ordinance Review:

11.
Ordinance #15-11
Planner Bob Michaels explained that this ordinance will allow for the development of Sun Valley 3.  Key points to the ordinance are:

· The change of zone designation from C-1 to MF-4.
· Storage space requirement change from 250 square feet to 250 cubic feet.

· 20% set aside for low and moderate income units.  This will not impact the current ordinance requirement set aside of 25%.

· Market rate units to be one bedroom only.  Sections 1 & 2 had a mix of one and two bedroom units.
Mike DeAngelis asked of the 20% set aside for low/moderate income units could be an issue since the current is 25%.
John Inglesino stated that the declaratory judgment failed to clarify the obligation.  Market rate units comprised of only one bedroom is clearly a benefit to Florham Park.  He does not think this is an issue because we are taking advantage of the opportunity to add affordable housing.
Bob Michaels stated that there is an obligation to provide affordable housing.  The Borough is still trying to provide affordable housing at a time when it is not known what the obligation is.  It shows good faith on the part of the Borough.
Although this is technically not consistent with the current Master Plan (2005), it is current with the new Master Plan Update that recommends this zone change and will soon be adopted.  The referral letter and resolution would indicate this.

Mr. Cannilla asked if it made more sense to adopt the Master Plan Update first before the ordinance.

John Inglesino stated that the Board should endorse the ordinance. The Governing Body will decide whether to schedule the adoption of the ordinance or wait until the new Master Plan is adopted.
John Inglesino said that he would prepare a letter to the Council explaining the position of the Planning Board.
Mr. Cannilla made a motion to recommend the ordinance for adoption, along with the statement that the current master plan re-examination findings recommend this change, therefore,  it will be consistent with the new master plan. Second by Mr. Feith.
Roll:  On a roll call vote all members present and eligible voted in favor of the recommendation. (Taylor-abstain)
12.
Ordinance #15-12
Bob Michaels said that this ordinance will make certain changes to what is permitted in the POD-S zone.  The key points to this ordinance are the following:

· Medical office space to be increased to 28%.
· Allow for an ancillary surface parking lot for 150 vehicles.
· Allow for 3 restaurants to be in two buildings located on the hotel lot or a contiguous lot.
· Setback of 90 feet from Park Avenue for front yard parking for the hotel and restaurants.

· Limit the actual number of corporate suites that are permitted to reflect what was approved.
· Signage changes to include restaurant signage to be the same as what is permitted in the B-1 zone.

· Hotel wall mounted signage permitted to be larger than commercial office buildings in the POD-S zone.
The amendments are mostly consistent with the current Master Plan.

Mike Cannilla said that he is concerned with the provision that allows individuals at least 19 years old to live in the age restricted housing with an eligible owner(age 55 years).  He feels that more and more adult children are staying home with their parents.  Some of these units could have 3 and 4 bedrooms.  That could impact traffic.
It was decided that this issue should be discussed at the time of site plan.  A traffic study will be needed.

Mike Sgaramella and Mike Cannilla were concerned with the language allowing a restaurant on a contiguous lot.  

Bob Michaels stated a restaurant may need to be subdivided off for financial reasons.  However, the location would be locked in the General Development Plan.

Doug Henshaw, Esq., Attorney for Rock GW, LLC  suggested that it get changed to Lot 1.02 as currently configured.  

John Inglesino, Esq. said that is not a substantial change, and it will be clarified with the Borough Attorney.

Mr. Guerin made a motion to recommend the ordinance for adoption with the noted changes, second by Mr. Feith. 

Roll:  On a roll call vote all members present and eligible voted in favor of the recommendation. (Taylor-abstain)
Master Plan Re-Examination and Update:

Bob Michaels explained the general timeline of a Master Plan.  The last full Master Plan was done in 2000.  There was a reexamination done again in 2005.  A reexamination must be done every 10 years.  

Statistical and census information has been updated.  He stated that the current Housing Plan component will likely need to be amended because of the recent Supreme Court decision regarding affordable housing.
The subcommittee’s recommendations are as follows:

· The creation of a university zone for FDU and St. Elizabeth’s.  Currently these schools and campuses are in a residential zone and all improvements must be heard as a use variance.  Creation of this zone with appropriate standards will allow the Planning Board to hear all applications concerning these schools.
· PB zones are transitional zones between residential and commercial zones and should remain unchanged.

· Residential overbuilding continues to be problematic.  It can be further controlled by increasing side yard setbacks, particularly as it pertains to a second story.  This will help allow for adequate air, light, and open space between dwellings and prevent this intrusion to neighboring properties.
· The multi-family housing policy must include our affordable housing obligation.

· The C-2 zone is the Alfieri property  and there is no recommendation to change the designation.  But a portion was identified in the 2008 housing plan to help satisfy the affordable housing obligation at the time.

·  The recent expansion of permitted uses in the C-1 zone are reflected in the update.

· The parcel of land owned by Sun Valley that is currently zoned C-1 should be changed to MF-4 as discussed earlier.
· Health and fitness clubs are a permitted use in the B-1 zone, however, a different parking standard should be developed for this type of use.

· Peak hour traffic issues at the Green at Florham Park must be considered.  A flyover should be a circulation element.

· The Beechcrest neighborhood is an area consisting of mostly undersized lots for an R-15 zone.  A new zone should be established with appropriate standards.
· The old R-25D zone was originally developed as a cluster zone and the standards used for that zone designation were the same as R-15.   At some point, the R-25D zone was eliminated and the area was converted to simply R-25.  The homes are on undersized lots for R-25.  The recommendation is to change this section of town to R-15, essentially re-establishing the standards that were originally in place at the time of development.

There were no other comments or questions.  The Master Plan reexamination and update will be scheduled for a public hearing and adoption at a special meeting that will be held on July 27, 2015.
On a motion duly made and seconded the meeting was adjourned at 9:45p.m.
Marlene Rawson
Board Secretary
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