
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes
September 14, 2015

The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, September 14, 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

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. John Buchholz 

Members Absent:
Mrs. Jane Margulies – Vice Chairman
Mr. Gary Feith

Mr. Joseph Guerin

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

Mrs. Gina DeLuca (2nd Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. John Wyciskala, Esq. Board Attorney

Mr. Gordon Meth, Traffic Consultant
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
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Board Secretary    



Borough of Florham Park

Planning Board

Regular Meeting Minutes
September 14, 2015
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening,  September 14, 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

Mrs. Carmen Cefolo-Pane
Mr. Michael Cannilla
Mr. John Buchholz 

Members Absent:
Mrs. Jane Margulies – Vice Chairman
Mr. Gary Feith

Mr. Joseph Guerin

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

Mrs. Gina DeLuca (2nd Alt)
Also Present:



Mr. Michael Sgaramella, Borough Engineer

Mr. John Wyciskala, Esq. Board Attorney

Mr. Gordon Meth, Traffic Consultant

Approval of Minutes:
4.
Approval of minutes from the August 24, 2015 meeting.
Mr.  Cannilla made a motion to approve the minutes, second  Mr. Taylor
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
5.
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.
Mr. Taylor 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.
6.
Palmont Associates


Application # 15SPW-12

147 Columbia Turnpike


change in tenancy (AIO Network Solutions)


Block 1901, Lot 5

Applicant is seeking approval for a change in tenancy.

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

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

7.
Palmont Associates


Application # 15SPW-13


147 Columbia Turnpike


change in tenancy (Colao Law, LLC)


Block 1901, Lot 5

Applicant is seeking approval for a change in tenancy.

Mr.  Cannilla made a motion to approve the application, second by Mayor Taylor.
Roll:  On a roll call vote all members present and eligible voted to approve the application.

8.
Four Fitness, LLC (Retro Fitness)

Application #15SPW-15


184 Columbia Turnpike


expansion of services


Block 801, lot 3

Applicant is seeking approval to add chiropractic and PT services for members.
Mr. Buchholz made a motion to approve the application, second by Mayor Taylor. 

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
Carried from the August 24, 2015 hearing without further notice.

Mrs. Cefolo-Pane has listened to the audio tape of the August 24, 2015 meeting and is now eligible to vote.

Douglas Henshaw, Esq. represented the applicant.  He explained that they have made several changes to the site plan as a result of the concerns from the previous meeting.  He conferred with Mr. Michaels regarding the height issues in question..
A-4:
colorized site plan (sheet C.6.1) dated 9/14/15
Grayson Murray, project engineer,  described the changes.  The loading operations have been addressed and there will be a loading area for the hotel along the east elevation.  It will be  15ft x 90ft and be designated along the drive aisle running north to south.  They are also removing the canopy feature to downplay the area.  Trucks will enter south east, circulate  in a clockwise fashion and pull in the parallel space, then exit out. 
They have realigned trash enclosure as per the suggestion of Mr. Buchholz.  They  shifted it to the west to better align with the drive aisle.

 The restaurant pads will have a shared loading area and be located near the southeast restaurant pad.    A snow removal site has been identified.  Additional screening will be provided.  Handicapped spaces have been shifted as far west as possible to get closer to the entrance.  The handicapped spaces on the east side of restaurant pad have been relocated as far north as possible to be closer to entrance and sidewalk. 
 They have widened the island west of the hotel at the request of fire department to improve access under emergency conditions and also added a crosswalk.  
The southeast corner of the restaurant pads will be for a loading area.  They reduced the seat count from 456 to 450.  This reduces parking space demand to by 2 spaces.  This allows them to provide these improvements to the site.
They also realigned landscape island  with the drive aisle in the southeast corner to accommodate snow removal operations which was also Mr. Buchholz’s recommendation. They have added additional screening to the dumpster locations.
The loading area will be shared between the two restaurant pads.  Unloading of restaurant delivery trucks will occur at the southerly restaurant pad and walked to the other pad.
Mr. Cannilla did not think that a tractor trailer would fit into the loading area that is 34 feet.  He thinks that they will just park in the drive aisle for the north pad.
Mr. Buchholz agreed  that the truck will most likely stay in the drive aisle if it is free.

Mr. Murray concurred that they will probably use the drive aisle and some parking spaces if they are open.  They can provide cones during expected delivery times if that is agreeable.  The hours of operation will dictate the delivery times.

Mr. Buchholz stated that the delivery trucks will arrive at any time.  They need to be realistic and it will happen here.

Mr. Murray said that the adjacent parking spaces along the southern restaurant pad can be used.  He stated that deliveries will take place outside of the hours of operation.  The south pad will have the two restaurants.
Mr. Henshaw added that the restaurant on the north pad will not serve breakfast so that parking area can be used as well for deliveries during the day.  
Mr. Cannilla said that the delivery area must be workable.

Mr. Buchholz said that if they depress the sidewalk along the northern pad restaurant, then that can be used.

Mr. Grayson stated that it can be worked out.

Mr. Cannilla wanted confirmation of the delivery time.  If it is in the late afternoon, the site will be busy.
Mr. Murray said that it would be outside of the peak operation of the restaurant so that the unused parking spaces and the drive aisle can be used.  He then clarified that it would take place outside of the business hours of operation.

Mr. Cannilla verified that it will be outside of the business hours not open, other than breakfast restaurant.

Mr. Cannilla asked if the loading area for the hotel will be screened from the drive aisle.
Mr. Murray said that no screening can fit in the area.  He said that deliveries are expected to be by mostly box truck or maybe something a  little larger.  It is 90 feet in length.
Mr. Buchholz said that some screening is needed for the view from the inside of the building.  It is important to screen the area from sight when someone is inside the building looking out.
Mr. Murray agreed and stated that it can be accomplished.

Mr. Sgaramella said that the sidewalk is along the west side of the access driveway and  Mr. Grayson said they will work with them on the pedestrian access connectivity.
Mr. DeAngelis opened the meeting to the public.

John Winters, 32 Brooklake Road.  Can you put the loading area for the restaurants in the front parking lot, where it appears that there is more room?

Mr. Taylor stated that area is the front of the restaurant.

Mr. Cannilla asked if the hotel loading area could have peninsula of screening.  Then trucks reverse in by crossing the drive aisle.

It was stated that movement is not recommended as the driver would be backing in blind.  There is also no room for the added screening.
Deliveries to the hotel are estimated to be one 40 foot trailer per week, and  panel truck deliveries.

Mr. Cannilla thinks that there will be trucks in and out of there all the time and it is facing the primary drive aisle.
Mr. DeAngelis said that we wanted them out of the front of the building and he would rather go with this plan.
Mr. Murray stated that this is a boutique hotel and they have a very good understanding of operations.
Mr. Cannilla is simply concerned with a change of tenancy that could happen in the future.

A-5:
Proposed major subdivision (9/11/15)

Mr. Murray and Mr. Henshaw both stated that they want the Board to see this plat that depicts the hotel and restaurant pads on 9.202 acres.  It shows that 2.6 acres will be annexed to Lot 1.  This illustrates that the hotel and restaurants will fit on the 9 acres so that they can approve the application knowing that.

John Wyciskala explained that the ordinance that has been introduced will reduce the lot size to 9 acres.  The subsequent subdivision is technically a lot line adjustment without needing an amended site plan approval.  All the improvements for this project are on 9.2 acres.  He said that the Board can vote on this application tonight.

There was some discussion on whether the application if voted on would be tied to an 11 acre site.  Mr. Cannilla thought that a vote could not be taken until the ordinance is adopted.

Mr. Henshaw said that the 2nd reading of the ordinance is scheduled for September 24, 2015.

Mr. DeAngelis suggested that the attorney prepare a positive resolution of approval with and without the lot size change.  
Mr. Cannilla asked if  the legal notice identifies the lot size as 11 acres.  Mr. Wyciskala  and Mr. Henshaw will make a determination on whether the legal notice is valid.

A-6:
1st floor plan

Mr. Murray stated that the elevator has been modified to increase the interior space.  It now has a 4,000 lb. capacity and measures 89” x 66” on the interior.  
Mr. Cannilla said that he is still not sure that a stretcher can maneuver into the elevator since the door is on the long side.  It works best when the doors are on the short side.
Mr. Murray replied that the architect has assured him that it will fit.

Mr. Cannilla did not agree because he felt that it does not appear it will work.  He said they must make sure it works.

Mr. Buchholz suggested that they confer with the Otis Elevator manufacturer.
Mr. Murray stated that they will provide a schematic and be able to prove that it works.

A-7:
South and west building elevation, building height

Mr. Murray stated that this identifies compliance with the height requirement.   There is a dashed red line on the south and west elevation at the 60 foot mark. The primary roof deck is a 46 10 inches foot above grade.

 A portion of the parapet is the only architectural element that exceeds 60 feet. This is designed to draw attention to the entrance.  It is permitted and they are in compliance based on definition and Mr. Michaels interpretation. 
Mr. DeAngelis  said Bob Michaels’ report said that it must be set back 25 feet from the perimeter of the roof. Mr. DeAngelis said that there is no setback.

.

Mr. Henshaw said that it functions as a parapet wall and that may extend up to 5 feet higher.
Mr. Cannilla did not think that it was a screening device or a parapet since it is not solid and they may need a variance.

Mr. Henshaw said that this is a conditional use, and they cannot have a height variance from this Board.
Mr. Buchholz felt that the parapet ends on the solid surface where the Archer Hotel sits and the piece on top is just decorative cap.  He  suggested to fill it in with something so that it is solid or lower 3 ½ feet to comply.

Mr. Henshaw said that they will fill it with glass or something solid in order to meet the definition of a parapet.

Mr. Henshaw stated that a new report on traffic was submitted from Lou Lugio and reviewed by Borough traffic engineer Gordon Meth.

Mr. Meth said that he has looked at the report and there is a slight increase in traffic in the morning, but it is all outbound from the site.  He has determined that this project will have no impact at all.
Mr. Henshaw said that the case is finished.  He would like the Board of vote to authorize the attorney to draft a resolution of approval for consideration.   The subdivision application will be filed shortly.

The conditions were reviewed.  They will provide additional screening for the loading area.  They will provide a schematic for the elevator showing that a stretcher will fit, they will do parapet alterations, and the curbing near the restaurant loading area will be flush for deliveries.

There were no other questions. Mr. DeAngelis called for a motion.
Mr.  Cannilla made a motion to authorize the Attorney to prepare a positive resolution of approval, second by Mr. Buchholz. 

Roll:  On a roll call vote all members present and eligible voted to approve the authorization.
Ordinance for Review:

Ordinance #15-15 – Amending Chapter 250, Zoning, with respect to Section 117 (Permitted Uses in the
 POD-S Zone) and Section 119 (Conditional Uses in the POD-S Zone).

Mike Sgaramella reviewed the amendments.  It will change the permitted uses in the POD-S zone to allow for an ancillary surface parking lot for 150 parking spaces for sole access from Block 40, Lot 2 in Madison that is directly contiguous.  It shall have a 1.5 acres minimum lot size .  It will also allow the minimum lot size for the conditional use hotel to be 9 acres.
Mark Taylor stated that this ordinance had a first reading at the Council.

The 1.5 acre lot would have a deed restriction which can be done without a subdivision.
Mrs. Cefolo-Pane asked if they are subdividing that parking lot piece.  She thought that they said they would be subdividing the parcel at the Council meeting and selling it.  

That is not known at this time, but it could be.

Mayor Taylor stated that he believes that they may be selling the hotel subdivision parcel.

Mr. Cannilla thought that they could be selling the 1.5 acre parcel because it would be easier to manage.
There were no other comments.

Mr. Wyciskala informed the Board that they will vote on endorsing the amendment to the ordinance.  It then gets referred to the Council for action.

Mr. DeAngelis asked for a motion.

Mr. Cannilla said that this parking lot portion is somewhat unique and not usable.  It is appropriate to be on 1.5 acres.  There is no contradiction to the Master Plan or the GDP.
Mr.  Cannilla made a motion to endorse the ordinance amendment, second by Mr. Buchholz. 

Roll:  Cannilla, yes;  Buchholz, yes;  DeAngelis, yes;  Taylor, yes, Cefolo-Pane, abstain.
On a motion duly made and seconded the meeting was adjourned at 9:00p.m.
Marlene Rawson
Board Secretary
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