
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
August 25, 2014
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, August 25, 2014 at 7:05p.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

Mrs. Carmen Cefolo-Pane

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 

Mr. Edward Cocozza (1st Alt)

Members Absent:
Mayor Mark Taylor

Mrs. Jane Margulies

Mrs. Gina DeLuca 

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:
none
On a motion duly made and seconded the Work Session was adjourned at 7:05p.m. 
August 25, 2014






Marlene Rawson








Board Secretary    
Borough of Florham Park

Planning Board

Regular Meeting Minutes
August 25, 2014
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening August 25, 2014 at 7:05p.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

Mrs. Carmen Cefolo-Pane

Mr. Gary Feith

Mr. Joseph Guerin

Mrs. Anne Maravic 

Mr. Edward Cocozza (1st Alt)

Members Absent:
Mayor Mark Taylor

Mrs. Jane Margulies

Mrs. Gina DeLuca 

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  July 28, 2014 meeting.

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

Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
7.
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.
Mrs. Cefolo-Pane made a motion to approve the Resolution, second by Mr. Cannilla.            

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

8.
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.
Mr. Cannilla made a motion to approve the Resolution, second by Mr. Feith.            

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

9.
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.
Mr. Feith  made a motion to approve the Resolution, second by Mr. Cefolo-Pane.            

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

10.
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 .
Mrs.  Maravic 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.
Sign Variance:

11.  
ME Clinic One, LLC (Massage Envy)

Application #14SPW-11


184 Columbia Turnpike



sign variance


Block 801, Lot 3

Applicant is seeking approval for the installation of a new building mounted sign that exceeds permitted maximum height.
The Applicant was represented by Brian Burns.  There is no sign area variance, only the vertical dimension which is proposed to be 43 inches instead of a maximum of 30 inches as required by code.  
Elizabeth Leheny, licensed planner was sworn in and presented testimony.  She described the location of the business in Building “B” of the Crescent Plaza Shopping Center.   It is only partially visible from James Street and  not visible at all from Columbia Turnpike.  The space is 50 feet wide, and the sign can be up to 94 square feet as permitted by code.  The shopping center is currently undergoing a facade renovation.

The proposed sign is a building mounted wall sign that is 57 square feet.  It is 3.5 feet high and 16 feet long.  The same lettering will be used, and the lighting will be halo style meaning the lighting faces the wall and spills over to illuminate the lettering.
The sign will be mounted on the architectural pediment feature of the new facade that is above the business.  They consider this the best location for the sign.  It is more attractive and not detrimental.  However, they are constrained by the shape of the pediment.
The signage will be one color and there will be no excess signage.  The minor element of the underscore results in the excess height.  The pediment is too narrow for a single line of signage that would make it conforming.  If they made the signage smaller, it would be illegible, out of  proportion, and not esthetically pleasing.

Mike Sgaramella stated that in the resolution for the renovation, the owner agreed that any new tenant would follow the signage guidelines stipulated by the Town Center Task Force.  However, Massage Envy was an existing tenant at the time that the shopping center received approval for their renovation.  The lighting is subtle, and other tenants in the shopping center have differently lighted signs.

Bob Michaels report stated that the ordinance states that signs should be similar where practical.
Brian Burns stated that the area does not have uniformity in signage because the signs are all diversified.  They believe that their sign is tastefully done and will fit in with what is existing.
Mike Cannilla asked how this is a site plan waiver and not simply a sign variance.

Mr. Michaels stated that they are requesting a waiver of a site plan in connection with the variance.

Mr. DeAngelis asked if the design element of a pediment was chosen for Massage Envy or randomly placed.  It was not requested and facade simply was designed that way.

Mr. Cannilla  wondered if the other businesses that are using the pediments meet the code.

Mr. Burns stated that he did not have that information.

Mr. Feith asked why the sign needs to be so large.

Mr. Burns stated that it is more proportionate on the pediment and better looking than many of the signs that in the shopping center.
Mrs. Cefolo-Pane asked if the current pediment is as large as the old peak that was there, but it was not known.

Bob Michaels asked about the location of the entrance door.

Kelly Amarante, manager for Massage Envy, was sworn in.  She stated that there are two entrances, and one is located under the pediment.

It was noted that there are no halo signs in the shopping center, but CVS is halo lit.

It was also noted that the Massage Envy franchise has a logo requirement.

Mr. Cannilla felt that the logo seems to be scalable.

Mr. Burns reminded the Board that this is not a hardship variance that is being sought.  He says the signage looks better, it is more proportionate as presented and it makes more sense to size it as proposed.  There is no width issue.

Mr. Burns said that there are signs in town that are taller than 30 inches and they look good.

Mr. Cannilla felt that it should be equitable for all of the tenants.  Also, it may be inequitable because they are on the pediment which is not afforded to other tenants.
Mr. Burns stated that if the pediment was not over the business, they would not be there tonight.  They would have sign that would conform and use more area than this proposal does.  It is the feature of the pediment that which meets criteria for a  c-2 variance  for particular circumstances that warrant relief because they believe it is the most optimum location for the sign.

Mr. DeAngelis said that although this is a variance, they are not using all the square footage that they are entitled to use, and the line is included.  It seems that they are giving up the area that they could use for added height.  The actual lettering “Massage Envy” does not appear any larger than the others and the script softens the lettering.  It should be looked in its entirety. 
Mrs. Cefolo-Pane was concerned with the uniformity with the signs in the shopping center.  She is concerned that this sign will  be noticeably larger than all the others.
Mr. Feith said that it is only the line that puts it over the maximum height;  the lettering is only 28 inches.

It was also noted that the Town Center Task Force guidelines on signage are recommendations only, and the conditions set forth in the facade renovation resolution were for future businesses. 

There were no other questions or comments from the Board, Professionals, or the Public.

Mr. DeAngelis called for a motion on the application.

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

Roll:  Feith, yes;  Cocozza, yes;  DeAngelis, yes;  Cannilla, no;  Cefolo-Pane, no;  Guerin, yes;  Maravic, yes.
Site Plans:

12.
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.

Carried from the July 28, 2014 hearing with no further notice.
This matter will be adjourned until September 8, 2014 as requested by the Applicant.

Eligible voters:  DeAngelis, Cannilla, Taylor, Cefolo-Pane, Feith, Margulies, Guerin, Maravic, DeLuca

13.
Rock GW-Med. Facility Solar Canopies

Application #14SP-2

180, 130, 140 Park Avenue



amended site plan


Block 1401, Lots 1, 1.02, 1.03

Applicant is seeking approval to install solar canopies.
Brian Burns, Esq. represented the applicant.  The application is for the use of solar canopies in the Summit Medical Group parking lot, involving a C-2 variance, which is an inherently beneficial use under the state statute.
Brian McMorrow was sworn in and accepted as an expert. .  He marked the exhibits as follows:

A-1 – colorized version of sheet 3 of the site plan 

A-2 – colorized version of sheet 6 of the site plan

A-3 – photo series of similar installations of Solaire

 He described the location of the canopies. The parking lots have been constructed.  There will be four canopies on the easterly side of the SMG building and three on the westerly side. They will not be in conflict with underground utilities onsite.  They are 19ft 8in. high and minimum 13.5 feet clear along the outer edge, 12.5 in the middle.  They are slightly V-shaped panels to take advantage of the sun.
The Fire Chief verified that the fire trucks are able to pass under the canopies.
Mr. McMorrow said about 42 spaces parking spaces may be modestly compromised due to the placement of the support columns  in the parking lot.  The parking spaces are 9ft x 18ft but some could be 16.5 ft. due to the support columns location within the line striping of parking spots.  They could not easily be lined up with the crosshairs of the parking spaces and if so, would require even more support columns.
The installation will impact the shade trees that  would have been planted in the parking lot area.  There will be 24 less trees out of the 40 that they were originally required to plant. But they will plant shade tolerant shrubs and landscape plants in their place.  The 24 trees will be planted elsewhere on the campus in the future.  The solar panels will offer the shade that the trees would normally provide.  

The canopies will not impact storm water management.
Brian Burns reviewed Mike Sgaramella’s report.  The approved shop drawings will be submitted including foundation design.  Column spacing will be 30-32 feet, and they will confirm.

Brian Burns also reviewed Bob Michaels’ report.  The changes to the landscape will be noted.  They will provide the lighting specifications to Mike Sgaramella.  The column base is 36in. round.

John Drexinger, a principle at Protek Energy Solutions was sworn in.  He and his partners head the company and are involved with commercial based solar projects.

Mr. Drexinger explained how the power system works.  There are inverters mounted on a column for a specific array of panels.  A total of 9 inverters will be tied into one of the two circuit panels which will be mounted in an island; one on the east side (5) and one on the west side(4).  The two circuit panels are then wired into a disconnect on the northeast corner. This disconnect will then be connected to the transformer and switch gear that will be located on the outside of the building.

When asked if rooftop solar units were considered, Mr. Drexinger stated that the building did not lend itself to that option.  There are other units on the roof, and it is also too shady.
The column spacing design is about 30-32 feet.  Column spacing design of 27 feet is available but would need to be approved.  If it were 27 feet, they would need to add T-structures, which would increase the cost. 
Mr. Cannilla was concerned with the compromised spaces.  He felt that even a small car such as a Honda could extend into the drive aisle.
Brian Burns said that the affected spaces could be marked for compact cars.  He added that the parking lot is partially constructed and it is difficult to make site changes at this point.
Mr. DeAngelis verified that  the round bases will be in the middle of the line striping separating two opposite spots and thus affecting 2 parking spaces.

Mr. Feith asked if it was possible to add a  buffer in the middle, but parking lot is constructed and there is no room to add a buffer.

There was discussion on what would be the best plan for column placement.

 Mike Sgaramella felt that the crosshair location is a better option. Also, a diamond cut base would lessen the impact even more,  but it is more costly. Columns would be smaller in diameter, they can be reduced to 2-4 inches above pavement, but then would lose protection.

After some deliberation, Mr. Burns informed the Board that the client will agree to 27 column spacing design, and will place them within the crosshairs of the parking lot.  However, it will double the amount of spaces that it will impact, although the impact would be less.
Mr. Burns summarized the agreed upon conditions:

· Columns will be  27 foot spacing, and  be located in the cross hairs 

· Round concrete base will drop to curb height at 6 inches

· They will conform to comments of the professionals
The under-mounted canopy lighting is LED, and the free standing lighting remains metal halide as previously approved.
They requested to be allowed to perform limited site work between now and the resolution adoption, specifically excavating for columns and trenching for conduit.
Seeing no other questions or comments from the Board, Professional or the Public, Mr. DeAngelis called for a motion.

Mr.  Cannilla made a motion to approve the application, second by Mr. Guerin.            

Roll:  On a roll call vote all members present and eligible voted to approve.
On a motion duly made and seconded the meeting was adjourned at 9:35 p.m.
Marlene Rawson
Board Secretary
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