
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
August 15, 2016
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, August 15, 2016 at 6:30p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 
Mr. John Buchholz 
Members Absent:
Mrs. Carmen Cefolo-Pane
Mr. Martin Valenti 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:

4.
Ridgedale Family Eyecare (Dr. Jerrold Fruchtman)

Application #16SPW-10

256 Columbia Turnpike




change of ownership


Block 701, Lots 1.211 & 1.212

Applicant is seeking approval for a change of ownership for a medical office use.

Donnie Landi, Esq. represented the applicant.  Jerrold Fruchtman who is the owner, was sworn in.

Dr. Fruchtman explained that his eye care practice offers glasses and disease treatment.  His practice is growing and he is taking ownership of  two suites at 256 Columbia Turnpike.  There will be 5 employees plus himself.  Two to four patients are expected to be seen per hour.  The parking space allotment is 11 spaces. There is minimal traffic associated with this use.  Deliveries are the typical UPS, FedEx, US Mail. Mr. Sgaramella confirmed that there is ample parking on the site. There is no medical waste.  The  hours of operation are Monday and Thursday from 10am-8pm, Tuesday and Wednesday 10am to 6pm, Friday 10am to 5pm, and Saturday 9am to 12pm.  

Seeing no questions, Mr. DeAngelis asked for a motion.

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

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
5.
The Villa at Florham Park




Application #16SPW-11

190 Park Avenue





change of ownership


Block 1201, Lot 3

Applicant is seeking approval for a change of ownership for the continued use of an assisted living facility.

Michael Vitiello, Esq. represented the applicant.  Beth Sparling owner representative, stated that there will be no operational changes to the business other than permitting the general public to live at the facility in addition to the Sisters of Charity.  Although they intend to change the name they are undecided on what the new name will be.  They will file for a sign permit if necessary.

Bob Michaels asked about the number of Medicaid waivers.  They will submit the information for the Medicaid waivers but they are not sure about the number.  The waivers are based on occupancy so the number will be fluid.  They stated that they will report as soon as they take title, and update as needed.  They anticipate taking title in the next few months.  

They clarified that the facility will contain 101 beds.  

There were no further questions.  Mr. DeAngelis called for a motion.

Mr.   Feith made a motion to approve the site plan waiver, second  Mrs. Margulies

Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.
6.
AMS Pasta Inc. d/b/a Pastosa Ravioli


Application #16SPW-12

186 Columbia Turnpike




change of tenancy


Block 801, Lot 2

Applicant is seeking approval for a change of tenancy for a specialty food store.

Barry Mandelbaum, Esq. represented the applicant.  Anthony and Miranda Ajello, business owners, and James Yacenda, shopping center owner, were sworn in.
Mr. Ajello stated that it is a family owned business and they have eleven locations.  This will be the third store in New Jersey.  The 4500 square foot space is the former UFC Gym in the Regency Shopping Center.

A-1:
Store informational brochure
The store will offer pre-packaged and oven ready over the counter Italian food specialties.  It is not a restaurant and will not have any seats.  There will be a full kitchen.
There will be 8 employees. The space is 4500 square feet and there are 24 spaces allotted to this space.  Two spaces will be dedicated to short time pick-ups.  The existing recycle dumpster will be relocated near the right side of the Thirsty Turtle .  Pastosa will have their own separately gated dumpster.  All employees are now  instructed to park in the rear of the parking lot.

The sign will comply with the ordinance.  Deliveries are made in the morning hours and via a small single axle box van.  They anticipate two deliveries before noon. Delivery items will come from the Pastosa main facility.   All deliveries will be made from the rear of the building.
The hours are Monday to Friday from 8am to 7pm, Saturday 8:30am to 6pm, Sunday 8:30am to 4pm.  Holiday hours are from 8:30am to 2pm.  

They do offer catering but it will be for pick-up only at this time.  They may have a delivery van at some point in the future.  They are aware that there is not overnight storage of delivery vans allowed.

There were no further questions.  Mr. DeAngelis called for a motion.
Mr.  Feith made a motion to approve the site plan waiver, second  Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to approve the site plan waiver.

The work session was adjourned at 7:15 p.m.
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Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
August 15, 2016
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, August 15 , 2016 at 7:20 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 9:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mr. Michael Cannilla
Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 
Mr. John Buchholz
Members Absent:
Mrs. Carmen Cefolo-Pane
Mr. Martin Valenti (1st Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Mr. Joseph Fishinger, traffic consultant
Approval of Minutes:
1.
Approval of minutes from the  June 27, 2016 meeting.
Mr.   Taylor made a motion to approve the minutes, second  Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Approval of minutes from the July 11, 2016 meeting.
Mr. Guerin made a motion to approve the minutes, second by Mrs. Margulies.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

2.
Price Waterhouse Coopers


Application # 16SP-6

400 Campus Drive



generator 


Block 1201, Lot 6

Applicant is seeking approval for a generator installation.
Mr.  Guerin made a motion to approve the resolution, second by Mrs. Margulies. 

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

3..
Edward Facas





Application #16MSD-4


77 East Madison Avenue




preliminary & final major subdivision


Block 3601, Lots 17 & 34

Applicant is seeking a lot line adjustment between 2 adjoining properties.

Cheryl Erghott, Esq. represented the applicant on behalf of Steve Schaffer, Esq.  Edward Facas, homeowner and Fred Meola, Engineer, were sworn in.
The subdivision is simply a lot line adjustment between adjacent lots.  The homeowners are family related.  Mr. Facas wants his currently driveway to be legally dedicated to his lot so that he has clear title to the land that it is on.  This is to avoid any problems that may arise with access to East Madison Avenue if and when his In-laws decide to sell their property.
A-1:
Photo set of subject properties

Mr. Meola described the properties and the structures that are on them.  He stated that nothing is changing as a result of this subdivision.  The Facas property is 1.329 acres and an access easement serves the property.  Mr. Facas wants the 25 foot wide strip of land so the driveway is solely on his property.

There is one variance needed.  The Facas home (17) is currently  non-conforming in that it is too close to the side yard.  The subdivision will bring it into conformance.  The ordinance is silent on flag lots, but both lots will now conform.  The utilities are shown on the map and underground utilities have been located on the property.
One water line feeds both homes and also a sanitary sewer line.  Cross easements will be prepared and provided.  The subdivision will be filed by deed.

Bob Michaels stated that  140 foot of frontage is not possible and it makes sense to subdivide the property.  He agrees that no easement should provide for driveway access.  It is better to have a legal right to the driveway.  This will improve the situation and there is no negative criteria identified with this request.

There were no other questions or comments.  Mr. DeAngelis called for a motion.
Mr.  Guerin made a motion to approve the application, second by Mrs. Margulies. 

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

Break (10 minutes)
Preliminary & Final Site Plan:

4.
B & B Associates, LLC  (Lightbridge Academy)

Application #15SP-7

165-167 Ridgedale Avenue



preliminary & final site plan


Block  1906, Lots 12 & 13

Applicant is seeking approval for the construction of a child care center.

Carried from the June 27, 2016 meeting without further notice.

Susan Rubright, Esq. represented the applicant.  She reviewed the history of the application.  The maximum occupancy remains at 144 students and 23 staff.
Ms. Rubright stated that Borough Traffic Engineer Gordon Meth prepared a review and they received on August 12, 2016.  They drew comparisons between this project and the Primrose School, but Ms. Rubright stated that this site is operationally different than Primrose.  They also have a circular driveway.
Joseph Fishinger, traffic consultant for Florham Park, reviewed Gordon Meth’s letter.  He disputed the reported peak hour and found it to be 8am-9am, not 7:45 -8:45.  He also stated that the gap time needed to make a left turn out of the site is 7.5 seconds.  He concluded that there are insufficient gaps in that there are less gaps than there are vehicles making a left turn out.
Mr. Fishinger noted that there is a need to rely on courtesy gaps for a period of time.  It is not a safe operation to rely  on courtesy gaps that are needed.  This is not acceptable and there should be adequate gaps to serve their needs.

The crash history from the State indicates that there were 37 accidents in the area that is between 1/10th of a mile on  either side of the traffic signal but there are no details on these accidents.

Mike Sgaramella asked if there is a summary of gaps during the PM peak hour.  Mr. Fishinger stated that the data showed that there were only 8 gaps between 5pm-6pm for 29 cars.

Mike Cannilla asked about lefts in and out in the morning peak hour.  Mr. Fishinger stated you count both movements.  He said that means that 66 vehicles are vying for 43 gaps.  He said that there are no gaps between 8:35am-9am.  They may need a northbound lane and police director for traffic management.
Lee Klein, traffic consultant for Lightbridge responded.  He said that a left turn out would need a minimum of 7.5 seconds but a left in would be less than 7 seconds.  He found that every light cycle created at least one gap to make a left in. He did not have the details on the numbers.   Rights turns are unimpeded.  He did not have the numbers of southbound Ridgedale gaps that exist.
Ms. Rubright pointed out that Mr. Klein’s traffic report states that the available gaps do diminish with each 15 minute increment between 8am and 9am.  However, there are still gaps that exist during that time and disputed Mr. Meth’s claim that no gaps occur between 8:35-9am.
Mr. Klein stated he spoke to the Morris County Traffic Engineer Debbie Dellagiacomo and was told that a separate northbound Ridgedale Avenue turning lane would probably not be approved by the County Engineer.  They did not feel that the use was that intense to warrant that. 

Ms. Rubright stated that was the conversation that Mr. Klein had with the Traffic Engineer but they do not have a written memo stating this.  The latest review from the County Engineer stated that the updated traffic information appears adequate.

 He also said that Gordon Meth’s crash history report covered a larger area than what he did his report on .  He added that there are different road conditions that lead to more accidents.

Mike Sgaramella said that he is not certain if the Morris County Planning Board reviewed the entire submission since the report included the reliance on courtesy gaps.

Ms. Rubright verified that the entire traffic report was submitted to the County.  She is unsure if Gordon Meth’s report was sent to the County.

Mike DeAngelis asked if there are no gaps, how far back will the traffic back up on northbound Ridgedale Ave. if there is a vehicle waiting to turn in?
Mr. Klein did not measure the left turn in (northbound left) because it was not a critical movement.  He measured the left turns out which needs  a 2 way gap.

Mr. Klein said that there is room for a vehicle to pass on the right if there is a car waiting to make a left.  However, if there is more than one vehicle waiting, then there would be no room.

There was disagreement between the applicant and the Board on the number of gaps that actually exist for different movements.
The meeting was opened to the public.

William Ross, 161 Ridgedale Ave.  If you say there are gaps every 7.5 seconds to make a left onto Ridgedale, why am I waiting 5 minutes sometimes?

Klein:  The minimum amount of time to make the left (gap must be in both directions) is 7.5 seconds.  There are not gaps every 7.5 seconds.

Elizabeth Lazor, 159 Ridgedale Ave.  There are no courtesy gaps at rush hour.  The bank has two lanes in front of it, but if someone needed to make a left out of the school and a right on Brooklake that would be problem, wouldn’t it?
Klein:  They must follow the rules.

Karen Ross, 161 Ridgedale Ave.  Is there adequate room to pass on the right?  What did you mean?

A-14:
vehicle bypass circulation plan (3.10.16)

Mr. Klein stated that his shows the bypass area that is across from the subject site.
Karen Ross:  Are you aware that there is no shoulder and there are utility poles?.  You have a crash history, but do you have a ticket history?

Klein:  No I just looked at crashes.
Mr. Cannilla asked if 2 cars can stack and still permit a bypass.

Mr. Klein said no;  only one car can stack.

Bill Zuckerman, 12 Keyes St.  There is a firehouse near the site.  There are 144 students.  How will they get through the traffic in the area if there is a fire call?

Klein:  They will navigate as they do today.  There are 600-700 cars through there per hour.  There will be thirty cars every hour added.  Thirty cars will have no impact on how it operates today.
John Winters, 32 Brooklake Road.  What direction is the greatest percentage of cars turning from waiting at the light from Park Street?

Klein:  Most vehicles are turning right.

Mike DeAngelis commented that the property will be developed and there will be lefts in and out.  The question is, will the intensity of this use create an unsafe condition?

Mike Cannilla felt that there will be long periods of time where people will be waiting to get out of the parking lot.

John Buchholz asked if there was more data on turns during the time when kids arrive.  Wouldn’t most people need to be at work by 9:00am?
Lee Klein said that he analyzed the worst case scenario.  He studied the highest hour of the day care center and also the highest of Ridgedale Avenue.
Mr. Klein stated that he does have information on the number of southbound gaps on Ridgedale Avenue.  He said that it is in the June 22, 2016 report and the counts were taken in the afternoon.  They were southbound gaps only and not two way.

Susan Rubright asked Mr. Klein about prohibiting left turns out between 5pm and 6pm and what would happen.  Ms. Rubright stated that they would be willing to limit left turns out during peak times  Lightbridge is willing to discuss the restriction with parents.
Mr. Taylor did not think that the people would  to the restriction.
A-15:  routing map showing alternate routes if left turns out was prohibited – Keyes St. to Brooklake  

A-16:  alternate route map – Keyes St. to Felch  
A-17:  alternate route map – Elm St. to Columbia

Mr. Klein stated that 29 cars in the peak hour could possibly use Keyes Street to access their destination.

Mr. Taylor stated that these are local streets that would now have a lot more volume of traffic on it.

Jane Margulies felt that the cars would queue waiting to turn on to Keyes Street because northbound Ridgedale can queue beyond Keyes Street.
Joe Fishinger asked what impact this plan would have on the roads used as alternate routes.  Also, the likelihood of cars turning around in parking lots and people’s driveway.

Mr. Klein said that he did not do a study on the impact to the other roads.  Using private property to turn around is illegal.

Mr. Cannilla said that there are limited opportunities to make the traffic workable and it is very challenging.

Ms. Rubright stated that this is a law abiding society and we have to believe that people will abide.  These are public streets.
Mr. DeAngelis did not want to continue to discuss traffic at this time and requested to move to the Planner and his testimony on the variances and the justification.
Geoffrey Lanza, Planner for the applicant remained under oath.  They are looking for a variance for buffer size.  He reminded the Board that the site is l.04 acres in size after the right of way is dedicated to the County.  The buffers would be 10 feet if the property was one acre or less.  Since it is slightly more, the buffer required is to 30 feet on the side and rear.  The buffer on the west side (residential) is at 30 feet and no variance is needed.  The buffer on the east side and the rear side are both 14 feet and variances are needed for these locations.  They are seeking a hardship (C-1) due to the odd shape(long and narrow)  of the property that severely limits the usability of the lot.
 He did not think that there would be a detrimental to the public good due to the evergreens that would be preserved near the office building on the east which already has an 18 foot buffer.  The evergreens by their parking lot to the north side will minimize any impact.
Mr. Lanza did not think that this constitutes overbuilding and pointed out that if the property was 4/100 of an acre smaller and this would easily comply with the requirement.
A-18:  colorized version of original site plan

A-19:  colorized version of new site plan

The next variance is for relief of the buffer requirement  of 150 feet (PB zone abutting a Residential use).  They are providing 30 feet.  He said that it is a hardship (C-1)  due to the shape of the lot, and not appropriate for the zone.  It would render this property useless.

A-20:  As of right plan of 165 Ridgedale Ave (requiring no variances).

The exhibit  shows the building envelope without any relief which is very restricted. 
They are asking for a variance to allow parking in the front yard which is prohibited.  Mr. Lanza said that there is no room for a building in the front portion of the property.  They need  a looped driveway for a safe flow of traffic and access for the Fire Dept.  He does not see any negative impact to the zone plan by granting this variance.
There is also a variance for building size that is being requested.  The requirement is 10%  and they are requesting 13%.  It is a two story structure and they need to provide stairs and other code requirements as per the code.  This requires more square feet than a one story building. Ms. Rubright stated that the coverage for 2 story is 10% and 1 story is 20%.  
Mr. DeAngelis noted that he has an issue with this variance.  He feels the building is too large.  They are asking for 30% more than what is allowed by code.  He asked why they need this large building and he has trouble with this variance.  

Mr. Lanza said that the original one story was problematic for Board since it was so close to the residential use and the Fire Department also had issue.  This is a C-2 variance since they feel this plan is better for the property. 

They are asking for a parking space size variance to be 9 x 18 feet.  This is an acceptable standard and there is no negative impact.  They also are requesting a variance for no loading space.  A dedicated loading space is not needed for this use, and it will have a positive impact on storm water since they will not have additional paved area.

A building mounted wall sign is being requested due to the building setback and the area trees.  It is not a dominant feature and it serves as corporate branding.  It will be turned off by 9pm.  They also need a ground mounted sign of 21 square feet which is slightly larger(16sf) than what is permitted.  This is for the general safety of the site and will be an identifier.  It is needed due to the building being set back so far on the lot and there is no impairment.
Mike Sgaramella asked if the cupola still remained on the building.  It would bring the overall height to above 35 feet.

Ms. Rubright said that if the cupola is still part of the plan, they will make it comply with the ordinance.  She also requested that the specific traffic data that is requested be communicated to her in writing so they are clear on what is being asked for.
Mr. Sgaramella said that the traffic engineer data on a gap analysis will need to be submitted by September 16, 2016.  It should be collected while school is in session.
Ms. Rubright asked that the application be carried to September 26, 2016 meeting without further notice. They agreed to an extension of time to October 31st .
Mike DeAngelis asked for a motion to carry the application.
Mr. Cannilla made a motion to carry the application to the September 26, 2016 meeting without further notice, second by Mr. Taylor.
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 10:00p.m.
Marlene Rawson, Board Secretary
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