
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

November 26, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, November 26, 2012 at 7:00p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael DeAngelis - Chairman
Mr. Gary Feith

Mr. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman 
Mrs. Jane Margulies

Mrs. Anne Maravic
Mrs. Gina DeLuca (1st Alt)

 Mr. Edward Cocozza (2nd Alt)

Members Absent:

Mayor Scott Eveland

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:
1.
Garbanzo Mediterranean Grill


Application #12SPW-26

176 Columbia Turnpike



New tenancy


Block 804, Lots 1 & 2

Applicant is seeking approval for a new tenancy.

Barry Mandelbaum, Esq. represented the applicant.  It is an application for a restaurant in the Klein Plaza.

Robert Rosenfeld, owner of the restaurant, was sworn in.  He stated that the restaurant is a fast service concept.  It will feature Mediterranean food.  Take out will be available, but there is no delivery service.
The total number of employees is 15 employees.  There will be 5 employees present on each shift.  There will be a total of 33 seats in the restaurant.
The hours of operation are 11 a.m. to 9 p.m. and they will be open 7 days a week.

The peak times are lunch and dinner, and the 5 employees will be instructed to park in the rear.

Trash collection will be 6 days a week.  He will have a separate trash container in the rear and recycling container.  

Deliveries will be made  2 or 3 times per week, with a 24 foot truck.
Jacob Klein, owner of the shopping center was sworn in.  He testified that there are four enclosures in the rear of the building between Walgreen's and Kyoto.  One of them houses two compressors.  The two compressors will be relocated to the roof and Garbanzo will use that enclosure.

Relocating theses compressors to the roof is to be part of this application.  However, no plans for this have been submitted.  Mr. Klein stated that if it is visible, he will screen it.

The site plan approval for this part of the mall (Building "B") states that screening of the HVAC units would be determined by the Engineer.  Building "A" must be screened.
Bob Michaels stated that the compressor units in the B-1 zone must be screened as per our ordinance.

Jacob Klein said that each tenant will now have their own dumpster, and they will share recycling.

The Board wants a condition set that the applicant must have his own dumpster space before opening.

Jane Margulies asked that the other tenants increase their trash pick-ups due to the volume.

Jacob Klein stated that this tenant is the final tenant and the building is now fully occupied.  There will be a new tenant coming in to the Sprint store (Verizon).

Mike Sgaramella stated that parking is adequate.

Mike Cannilla said that any delivery vehicles in the back should be using parking spots.

Seeing no other questions or comments, Chairman DeAngelis called for a motion.
Mr.  Guerin made a motion to approve the site plan waiver, second by Mr. Taylor

Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver
2.
Marty's Shoes




Application # 12SPW-27

187 Columbia Turnpike



Change of tenancy


Block 1901, Lots 1 & 2

Applicant is seeking approval for a change in tenancy.

Steven Azzolini, Esq. represented the applicant.  He requested that the application be amended to reflect the applicant as M & J Shoes.  Also, the owner of the property is Florham Village.

The space is the former "Swoozie's" store.

Robert Schmidt, of M & J Shoes, LLC was sworn in.  He testified that it is a retail family shoe store, featuring name brand shoes.

There would be a  maximum of 3 employees present on each shift.  

The hours of operation are 10 a.m. to 9 p.m.  Sunday hours are 10 am. to 6 p.m.  The trash container that they will use is located in the fenced rear enclosure.
Delivery is once per week by a 24 foot truck or cargo van.

Mike Sgaramella stated that deliveries are limited to the hours of 7 a.m. to 6 p.m.

Mark Taylor asked about the memo to Fred Kruvant, owner of Florham Village, regarding the fence request.

Mike Sgaramella stated that Fred Kruvant agreed to fence the parking lot line to the fire hydrant but not across the front (Ridgedale Avenue).

Mike Cannilla and other Board Members again expressed concern about safety in the area and indicated that pedestrians must be strongly discouraged from randomly crossing the driveway. 

Mike DeAngelis stated that he thinks the sign is somewhat obtrusive and asked if they could tone it down.

Mike Cannilla thought that a sign package is already part of the condition for that mall.

Mike Sgaramella said that he will check the 2005 resolution approving the mall site plan.  He said that the sign must conform to what the 2005 resolution states.

Mike DeAngelis stated that a condition of approval should be that the sign must meet the requirements of the 2005 resolution.

Seeing no further comments or questions, Chairman DeAngelis called for a motion.
Mrs. Margulies made a motion to approve the site plan waiver, second by Mr. Guerin.
Roll Call:  Margulies, yes;  Guerin, yes;  DeAngelis, yes;  Cannilla, abstain;  Feith, yes;  Taylor, yes;  Maravic, yes;  DeLuca, yes;  Cocozza, yes.
On a motion duly made and seconded the Work Session was adjourned at 7:35p.m.
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
November 26, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening November 26, 2012 at 7: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 10:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman
Mr. Gary Feith

Mr. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman (left at 8:35pm)
Mrs. Jane Margulies

Mrs. Anne Maravic
Mrs. Gina DeLuca (1st Alt)

 Mr. Edward Cocozza (2nd Alt)

Members Absent:

Mayor Scott Eveland

Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner
Mr. John Inglesino, Esq. Board Attorney
Approval of minutes:
Approval of minutes from the November 5, 2012 meeting.
Mrs. Margulies stated that the work session minutes should reflect the correct date.  Also, her name must be added to the list of members present.  

Mrs. Margulies  made a motion to approve the minutes as amended,  second by Mr. Taylor.            
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Resolution of Approval:


Dr. Sun Eye Care LLC


Application #12SPW-23

256 Columbia Turnpike  Unit 202

Change of ownership


 Block 701, Lot 1.202

Applicant is seeking a change in ownership.
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.

One & EJ Corp. 



Application  #12SPW-24


187 Columbia Turnpike


Change in tenancy


Block 1901, Lot 1 & 2

Applicant is seeking a change in tenancy.
Mr. Guerin made a motion to approve the Resolution, second by Mrs. Maravic.

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


Jeffrey Matthews Financial Group

Application #12SPW-25

30B Vreeland Road



Change in tenancy


Block 302, Lot 1

Applicant is seeking a change in tenancy.
Mrs. DeLuca 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.

Primrose School



Application #12SP-3


31 Columbia Turnpike


Amended site plan


Block 2101, Lot 53

Applicant is seeking approval for a child care center.
Mike Sgaramella's November 19, 2012 memo indicates that the plans have been amended, and items of concern from the previous meeting have been addressed to his satisfaction.

Mr. Feith made a motion to approve the application, second by Mr. Cocozza.
Roll:  Feith, yes;  Cocozza, yes;  Cannilla, no;  Guerin, no;  Maravic, yes;  DeAngelis, yes;  Deluca, yes;  Margulies, yes.

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

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

Site Plan Application:


Automatic Switch Co.


Application #12SP-4

50 Hanover Road



Amended site plan


Block 303, Lot 5

Applicant is seeking approval for renovation of existing building and property.

Jack Dusenberre, Esq. represented the applicant.  He stated that notice was sent to all property owners within 200 feet, also including the adjacent property on Lot 12 that ASCO owns on Hanover Road.
The application is for a complete renovation to the existing property that includes downsizing.   They are making a significant investment, and anticipate an 18 month build-out.

Christopher Walsh, Vice President of Human Relations for ASCO was sworn in.  He said that the company has been in Florham Park for more than 50 years.  The existing building is their corporate headquarters, but it is old and inefficient.  ASCO has partnered with the State of New Jersey that includes a tax abatement program (10 year) in exchange for a 15 year commitment.

When asked about a possible future subdivision, Mr. Walsh stated that a subdivision is not part of this application and there are no plans for one at this juncture.
The focus of this application is on Block 303, Lot 5.  The building on Lot 12 is presently vacant, and the plans for it are unknown.

Bob Michaels asked if there will be a reduction in employees.

Mr. Walsh said that the size of the current workforce will not change; they need to maintain it for 15 years to comply with the state program.

The number of employees is as follows:  ASCO Switch (179), ASCO Valve (197).  Then 10% was added to that figure.  Total - 505.
The barn on the Lot 5 property will be removed.

Jeff Bumb, a nationally certified architect with Fox Architecture was sworn in and accepted as an expert.

Mr. Bumb described the renovation plans and modernization.  The square footage will be reduced from 455,000 sf. to 235,000 sf.  

Part of the front of the building will be removed.  The metal building will be demolished.  The manufacturing space will be converted into offices with an open-air courtyard.  Several research labs will remain.
They are working towards obtaining a LEED Silver certification (Leadership in Energy and Environmental Design) for this project.

The project will include new siding and new roof, and all systems will be upgraded.
There will be a separate entrance for each corporation of ASCO (Switch and Valve).  The will be located on opposite sides of the building, each with its own parking lot.

Very little parking will remain in the rear of the building.  The loading docks will still be located back there.

The HVAC equipment will be screened as well as any roof top mechanicals.


A-l - colorized version of each entry


A-2 - aerial perspective from Valve entry


A-3 - aerial perspective from Switch entry

The building interior will be taken down to the steel for a complete overhaul.
The cafeteria will be located in the front of the building and will include an outdoor patio area.  It will be large enough to accommodate the entire workforce.  The courtyards will be accessible from the interior.

The possible use of solar power is being discussed.

Richard Adelsohn, licensed professional engineer with Frank H. Lehr Associates was sworn in and accepted as an expert.


A-4 - aerial photo of site
The property is zoned C-1, and the business is a permitted use.  The existing front yard is 145 feet deep.  This will increase to 263 feet.  The setback on the north side will increase to 389 square feet.  The south side will remain unchanged. 
The parking lot  and driveway in the front will be removed.  The north parking lot will contain 238 parking spaces where 217 are required.  The south parking lot will contain 213 parking spaces where 197 are required.  Parking in the front will be eliminated.
Total parking will be 505 spaces, including ASI division and ball field parking.
A walking path (1 mile) will circulate the building.  Impervious coverage is 50.6% and the plan calls for 27.9%.  Maximum building coverage is 21.1% and the plan calls for 10.9%.
The storm water is managed by the increased green space and they are way over what is required on re-charge when completed.
Land has been reserved in which  total of 952 parking spaces can be installed for future parking, if ever needed.

Mark Taylor asked if that could be noted on the final plans and they said they would.
Mr. Adelsohn reviewed the existing grading conditions.

The wetlands buffer will be increased.

He also reviewed the utility plan, and the lighting plan which will have no spillage.  It will be LED lighting.   The walking path will have no lights.
Mr. Adelsohn addressed Bob Michaels' report.

Item 2 - future parking for a new application, parking, employees provided.
Item 3 - road from Lot 12 to access to Lot 5 will be removed and barricaded.

Item 4 - signage on the path to indicate closed at dark

Item 5 - will provide wetlands plan and site planting plan.

Item 6 - other than security lights, light poles will be 20 foot maximum height.  Most will be turned off at night.

Item 7 - signs are all compliant, bottom lit and no glare.

Mike Sgaramella's report was reviewed.  All requested design waivers have been approved.

All items have or will be provided.
Emergency response to the South entrance will have siren activation.

Remediation has been done and they are waiting to close out the case.  Documentation will be provided.

The walking path will be modified but it is private and for employees only.  It is not for public access.
They will defer to the Engineer on Item 23 (roof water) and will comply.

Fire Chief Jonathan Young report:

Fire hydrant will be added to the north parking lot.

They will work with the Chief on the fire alarm.

They agree to other items.

Michael Lipko, licensed landscape architect, was sworn in and accepted as an expert.

A-5 - colorized landscaping plan
There is a slight change to the sidewalk  from the submitted plans.  

He stated that all mature trees will remain.  Only dead or diseased trees will be removed.  Evergreen masses will be planted on the property.  The parking lots will be landscaped with trees and shrubs.

The chiller in the back will be landscaped with pine and spruce trees that will grow to 50 feet.

The patio will be treed.  All utilities on the ground will be screened with landscaping.

They will plant some areas of the property with a meadow mixture that would not require regular mowing.
There is no irrigation system;  all plantings are drought tolerant.

Chairman DeAngelis opened the meeting to the public.  Seeing no questions, he asked the Board members and professionals for further comment and questions.

Chairman DeAngelis verified that there would be no banked parking.  He asked if the cafeteria is an adequate size.
Christopher Walsh stated that the cafeteria will be large enough for all employees at once, plus visitors.  The number of current employees is approximately 400. 

John Dusenberre gave a brief summation.  He stated that the property will become greener.  The renovation is attractive, and will be wonderful enhancement.

When asked about any historic significance to the barn, he stated that it has been refurbished  and altered many times and does not believe that there is any historic value.  Anyone is welcome to take photos, and any items inside there may be available.
Seeing no further comments or questions, Chairman DeAngelis called for a motion.

Mr. Feith made a motion to authorize the preparation of a positive resolution, second by Mr. Taylor.

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

Chairman DeAngelis requested that a Nominating Committee be formed.  Gary Feith and Jane Margulies agreed to be members.  Joe Guerin also volunteered to be a member, as long as he is permitted.

On a motion duly made and seconded the meeting was adjourned at 9:45 p.m.
Marlene Rawson
Board Secretary
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