
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

November 5, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, November 5, 2012 at 7:35p.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:
none
On a motion duly made and seconded the Work Session was adjourned at 7:36p.m. 
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Board Secretary    
Borough of Florham Park

Planning Board

Regular Meeting Minutes
November 5, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening November 5, 2012 at 7:36p.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
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 September 24, 2012 meeting.

Mr. Guerin made a motion to approve the minutes, second by Mr. Cocozza.            
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Approval of minutes from the October 22, 2012 meeting.

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

Resolution of Approval:


Yolets, LLC d/b/a Let's Yo of Florham Park
Application #12SPW-22


195 Columbia Turnpike



Change of tenancy


Block 1901, Lot 2


Applicant is seeking 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.

Site Plan Application:


Primrose School



Application #12SP-3


31 Columbia Turnpike


Amended site plan


Block 2101, Lot 53

Applicant is seeking approval for a child care center

Carried from the October 22, 2012 meeting without further notice

Steve Schaffer represented the applicant and thanked everyone for coming to the meeting after the severe storm. 
Rocco Varma, who was previously sworn in, stated that he reached out to the YMCA in Cedar Knolls for the enrollment and occupancy information that the Board requested.

He was unsuccessful in obtaining any of this information from them.  He reported that not only were they reluctant, they hung up the phone on him several times.  Mr. Varma explained again that the child care business is very protected and he was not surprised that they would not speak to him.  He also thanked the Board for coming out.
The applicant's traffic engineer, Betsy Dolan, could not be reached for additional comment on this matter, probably due to the storm.
Mr. Schaffer gave a recap of the application and stated that testimony was provided by Kevin Page, Engineer and Planner, Ted Tillman, Project Manager, Luanne Michaels, Executive Director, Betsy Dolan, Traffic Engineer, and Rocco Varma, Franchise Owner.

Architectural detail was not provided because the identical prototype was already approved by the DCA. 

The site was approved for a medical arts building in 2005.  DEP permits have been received in  2007.   There is a signalized entrance and exit.  This will be a one-story building for child care.  The maximum enrollment is 194, there will be a maximum of 22 teachers, and 3 administrative persons.  There are 37 parking spaces.

The outside play area is partially in the front due to wetlands issues, but has been moved back 8 feet so that it is 30 feet from the road.  There is a berm and timber guide rail, plus a solid fence to offer protection.  Storm water management is fully compliant.

They will comply with the items in the reports of the Fire Department, Engineer, Planner, and Mr. Meth.
They are contacting the County for approval for a protected left turn (westbound) signalization at the existing traffic signal.

Mr. Schaffer realizes good questions about parking availability and traffic circulation were raised by the Board.  Betsy Dolan undertook further studies about that and they confirmed her original findings.  Borough traffic consultant Gordon Meth agrees that parking on the site is acceptable.

Mr. Schaffer stated that they have shown that they can handle parking on site suitability.  Betsy Dolan's follow-up study showed that they would need 33 parking spots if they were at 100% enrollment.  This confirmed the original testimony that parking is suitable.  The availability of a traffic signal is very beneficial.
Mr. Schaffer reviewed the N.J. Statute regarding child care centers.  They are permitted in all non-residential zones and it has been determined that it is a inherently beneficial use and desirable.  They are not obligated to meet parking requirements as per the State.
The facility will not offer afternoon programs other than the Explorer program.
The requested variance relief was reviewed.

They conform with the intensity of use.

The setbacks are passive in his opinion.
 Side yard setback of 12 feet where 30 feet is required.  This is just in the south part where only a small section abuts a residential zone.
Rear yard setback of 41.5 feet where 150 feet is required.  Only one house is affected and this is mitigated by a hip roof and the natural topography.

Size of parking spaces to be 9 X 18 feet.  This is adequate and widely acceptable.

Fence height of 6 feet.  This is for the safety of the children.

Detention basin in the front yard.  Only a small portion is located there.  This was previously approved in the original site plan.

No loading zone.  This is not needed.

These child care uses are needed and the legislature has determined that we should find a way to have them.

Chairman DeAngelis opened the meeting for comments.

Mike Sgaramella stated he that the traffic signal plan complies with the plan by Gordon Meth.

Bob Michaels stated that while the applicant he does not have to meet parking requirements, free-standing centers may not have been considered when the State made that determination.  The Board had an obligation to look at the parking plan.
Attorney John Inglesino stated that Mr. Schaffer presented the law very well, but the Board still has to be sure that parking at the building is safe.

Joe Guerin stated that there is already a dedicated left turn that people make as you come over the hill before the light so we need to be concerned that they will now be in a left turning lane for the light.  He thinks that Betsy Dolan and Gordon Meth are being very optimistic about the parking.

Mike Cannilla agreed with Joe Guerin and is also concerned with the single entrance and exit.  He indicated that the facility sounds very high quality, and they may succeed better than what they are anticipating.  This could be a concern.

Gary Feith felt that the parking spaces should be the conventional 10 X 20 size if possible.

Mike DeAngelis is still concerned with the traffic on Columbia Turnpike.
Chairman DeAngelis called for a motion to authorize the Board Attorney to prepare a resolution of approval.

Mr. Feith made the motion as stated, second by Mrs. Margulies
Roll Call:  Feith, yes;  Margulies, yes;  Cannilla, no;  Guerin, yes;  Maravic, yes;  DeAngelis, yes;  DeLuca, yes;  Cocozza, yes.
On a motion duly made and seconded the meeting was adjourned at 8:45p.m.
Marlene Rawson
Board Secretary
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