
Borough of Florham Park

Planning Board

Special Meeting Minutes
August 17, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  August 17, 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

Mrs. Jane Margulies – Vice Chairman
Mayor Mark Taylor

Mrs. Carmen Cefolo-Pane
Mr. Joseph Guerin

Members Absent:
Mr. Michael Cannilla
Mr. Gary Feith

Mrs. Anne Maravic
Mr. John Buchholz 
Mr. Martin Valenti (1st Alt) 
Mrs. Gina DeLuca (2nd Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer

Mr. Robert Michaels, Borough Planner

Mr. John Wyciskala, Esq. Board Attorney
Mr. Gordon Meth, Traffic Engineer (left at 7:50 p.m)
Approval of Minutes:
4.
Approval of minutes from the July 27, 2015 meeting.
Mr.  Guerin made a motion to approve the minutes, second  Mrs. Cefolo-Pane.
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

5.  2015 Master Plan Reexamination and Master Plan Update

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.
General Development Plan

11.
Rock GW, LLC





Application #15GDP-1


The Green at Florham Park



amendments to the GDP


Block 1401, Lots 1, 1.01-1.07


Block 1402, Lots, 1, 1.01, 1.02 1.03

Applicant is seeking approval for certain amendments to the General Development Plan for the Green at Florham Park.
Larry Calli, Esq. from Porzio and Bromberg represented the applicant.
Grayson Murray of Bohler Engineering, gave an overview of the changes.

A-1:
Illustrative map of property

The 3 primary changes to the GDP are:

· Reduction in the hotel size from 250 rooms to 161 rooms, and addition of  three restaurants (18,000 square feet) housed in two separate buildings.

· Increase of medical office space from 100,000 square feet to 232,400 square feet in two buildings.  This does not changes the total overall office space that is 830,000 square feet.

· Addition of an ancillary parking lot for 150 vehicles

The time period for the GDP has not changed and will expire in 2019.
The professional reports were reviewed.  They noted that they will be seeking subdivision approval once the ordinance regarding lot size is adopted.
Patriot’s Path will be realigned in order to accommodate the addition of the parking lot.
Pedestrian circulation will be discussed at the time of site plan. They will agree to discussing a comprehensive pedestrian plan for entire site with the Engineer to come to an agreeable solution.
John Winters, 32 Brooklake Road.  Will the senior housing component have single family homes or multi-family?

Mr. Murray responded that the project is still in the development stages and the answer is unknown at this time.

Mr. Taylor stated that it is actually called  age-restricted housing.

Lou Luglio, traffic engineer, was sworn in and began testimony.  He compared the new numbers that were generated from the proposed changes to the 2008 GDP traffic impact analysis.  The result is additional traffic of about 4% in the am peak and a reduction of about 1% in the pm peak.  Also to be considered is the fact that many improvements have been made to Park Avenue in recent years that has helped in managing the volume.  He concluded that the changes will produce no measurable impact and have no affect to Park Avenue.
Gordon Meth, Borough traffic consultant stated that the changes are due to the medical space.  He has reviewed the reports.  There has been the installation of camera detection, a left turn bay at Park Avenue, and improvements to the Punchbowl Road and Campus Drive intersections.  The noted changes that the 2008 GDP recommended including the installation of the  Danforth signal, and signal timing adjustments at the build-out areas have been implemented.  He concurred  that there is no additional negative change from the original GDP.
Mike DeAngelis asked about the flyover possibility that has been talked about for several years.

Lou Luglio stated that there has been activity on the DOT end in that they are moving along with the County on the study.

Liz Leheney, Planner, was sworn in.  She reviewed the proposed changes and the fiscal impact they would have.  
The hotel and restaurant will result in a decrease in the ratable due to the reduced size. The increase to 232,400 square feet of medical office space will result in an increase in value because the value per square foot is more for medical.  The ancillary parking lot for 150 vehicles is not a significant tax ratable but would also have no cost to the Borough.

The increase in medical office space will have more impact since there is usually more employees associated with medical office as opposed to general office space.  

In summary, she stated that the change in medical will increase the ratable, but the change in the hotel would decrease the ratable.  The result is a very minor increase in the ratable along with no impact to schools.
The $4.6 million surplus will offset any increase costs that may occur.  Of, that, $656,000 will go to the municipality and $3.9 million to district and regional schools.

The community services impact is as follows:

The ancillary parking lot will have no community services impact.  The lot will be maintained by the office building that it serves.   The first responders will come from Madison.  However, it is her understanding that any crimes would fall under the jurisdiction of Florham Park.

The restaurants may result in some increase of service calls, however, the reduction in the size of the hotel will result in a decrease of the same.

The fiscal increase will help offset any impact to community services.

Mark Taylor reminded Ms. Leheney that our fire department is volunteer so the fiscal impact will not help.  Ms. Leheney responded that in meetings with the Fire Department, it was mentioned that a paid department may become necessary at some point.
Bob Michaels reminded the Applicant that mandatory development fees are in effect and they will be legally responsible for complying.

Mr. DeAngelis opened the meeting to the public.

John Winters, 32 Brooklake Road.  With respect to the ancillary parking lot, which Fire Department would have jurisdiction?

Bob Michaels stated that it would be Madison since the street address of the building (Realogy) is within the boundaries of Madison.
Larry Calli stated that their testimony has concluded.

Seeing no further questions, Mr. DeAngelis called for a motion.
Mrs. Margulies  made a motion to approve the application, second by Mr. DeAngelis. 

Roll:  On a roll call vote all members present and eligible voted to approve the application.
Preliminary & Final Site Plan

12.
Rock GW, LLC





Application #15SP-6

The Green at Florham Park



preliminary & final site plan


130 Park Avenue








Block 1401, Lot 1.02

Applicant is seeking preliminary and final site plan approval in connection with the construction of a hotel and freestanding restaurants.

Larry Calli from Porzio and Bromberg once again introduced himself.  Grayson Murray, project engineer, remained under oath.

A-1:
site plan exhibit

Mr. Murray described the site, hotel and two restaurant pads.  It is served by a fully signalized intersection at Park Avenue leading onto the Park Avenue connector.  There is an 18 feet grade difference between Park Avenue (high elevation) and the site.

The hotel is a high end boutique hotel known as the “Archer” hotel.  It will be 4 stories high have 161 rooms.  This is their 4th location in the country.  The building footprint is 35,515 square feet and the overall square footage is 107,122 square feet.  It is situated 351 feet from Park Avenue and 222 feet from Park Avenue connector.  Amenities include a restaurant, tavern and meeting rooms.
There will be two restaurant pads that will hold a combined total of three restaurants. One pad will be 7,800 square feet and the other pad will be 9,450 square feet.    They are located 202 feet from Park Avenue and 135 feet from Park Avenue connector.
There is a range  of seating of between 280-456 seats in total.  Two restaurants will be “fast/casual” style and have 100 seats each. The seating is expected to be as follows:  250 seats for the quality sit down dining areas, 100 seats for fast casual with breakfast, and  100 seats without breakfast  They are ADA compliant.
They are asking for 9x18 parking spaces sizes which is the industry standard. 
There will be 254 parking spaces associated with the hotel as follows:  161 spaces for the hotel rooms, 30 spaces for the restaurant, 19 spaces for the tavern, 44 spaces for the meeting rooms.   There are also 152 spaces for the other restaurants.
The restaurant plans to offer outdoor cafe seating as an option to indoor seating. 

They will agree to all comments included in the Fire Department memo.

A-2:
turning template for the fire department truck

The site can safely accommodate a fire truck.  They stated that internal circulation is safe and efficient.
The way finding signs are depicted on sheet C-5 of the site plan.  There is  directional signage to the hotel and restaurants at the Park Avenue intersection.  The hotel will have 2 signs that will be on the south side and the west side of the building.
Sign “D” is the restaurant facade signage.  There are 5 facade signs proposed.  The north restaurant pad will have two signs, and the south pad will have three signs.  These signs require a variance for a 3’4” high sign where only 30 inches is permitted.
The signs will be 61 square feet each for a total signage area of 305 square feet.   The maximum permitted square feet is 558 so they are well below the ordinance limit.

 Bob Michaels clarified that the restaurant signage is per restaurant so if only one restaurant is occupying  the pad, then only one sign would be permitted.
Mark Taylor asked if the sign would be visible from Park Avenue since it is Park Avenue is at a much higher elevation.  Mr. Murray stated that the sign is able to be seen from Park Avenue for southbound motorists due to landscaping windows that will be designed.
Mark Taylor asked about the fire hydrants and if they can meet the pumping standards.

Mr. Murray said that they must meet the pumping standards.
 They are fully compliant with the DEP and the Florham Park surface water management plan.  The lighting will be consistent will the Board approved  fixtures on prior applications that are existing and operational already.  The landscaping will shield any headlight glare. 
 The landscaping plans is expansive and they are proposing a combination of 2895 plants, trees and shrubs focused around foundations, entrances, and parking space islands.  They will exceed the ordinance requirement for green space and will have 14,008 square feet of landscaping space.
Mark Taylor was concerned about excessive speed on the north entrance road.  Mr. Grayson explained that the lane width is designed to be wide enough to accommodate a fire truck, but narrow enough to slow the traffic.
Mike DeAngelis asked about the 95 spaces that are designated as shared parking and whether they need it to comply.

Mr. Grayson stated that they exceed the ordinance without the shared parking lot.  The total number of required parking spaces is 406 spaces and they are providing 541 spaces.

Questions on employee parking and valet parking were deferred to the August 24, 2015 meeting when the operator will be present.

Mr. Grayson stated that the hotel deliveries will be made through the front door of the hotel.   Restaurant pad deliveries will be made at off-peak times between the restaurant pads and the hotel drive aisle.  They will exit in a clockwise direction.  

Mrs. Margulies was surprised about the delivery procedure for an upscale hotel.  This will be further discussed at the next meeting.

Bob Michaels asked about the location of the trash and recycling enclosures.  The containers will be located on the north side of the hotel lot, the west parking lot, and the south parking lot.

They will work with N.J. Transit about a bus shelter on the premises.

They will confer with Mike Sgaramella, Engineer, regarding the location of Internal sidewalks and crosswalk locations and signaled intersections.  They will widen the sidewalk. 
Bob Michaels confirmed that the total restaurant seating could be as high as 456.
He also stated that the trash enclosure closest to Park Avenue may need a variance for being in the front yard facing a public street.  He will confirm to them whether a variance is needed.
Jane Margulies recommended heavy landscaping around all the trash enclosures to screen them from view.

Lou Luglio, traffic engineer testified that the site is well designed and it meets the industry standards for traffic circulation.  He noted that there an increase in traffic of 48 trips in the a.m. peak as discussed in the new GDP.  If breakfast is offered in of the restaurants, an additional 15 trips may occur.  However, most of those would be local traffic entering the site or adjacent sites as their destination.
The question of snow storage came up by the Board.  They also felt that the numerous islands can be obstacles during plowing. 
Lou Luglio said that intend to store snow in the parking lot although they agreed to review the plan to decide where the best place would be to store large amounts of snow in the event of a major storm.

Larry Calli stated that they have concluded their testimony for the evening and requested to be carried to the August 24, 2015 meeting.
Mr.  Guerin made a motion to carry the application to the August 24, 2015 meeting second by Mrs. Margulies. 

Roll:  On a roll call vote all members present and eligible voted to approve the application.
On a motion duly made and seconded the meeting was adjourned at 9:30 p.m.
Marlene Rawson
Board Secretary
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