
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

February 13, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, February 13, 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. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman
Mr. Charles Malone

Mrs. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:

Mr. Gary Feith

Mrs. Jane Margulies
Mayor Scott Eveland

Also Present:


Mr. Robert Michaels, Borough Planner
Mr. John Wyciskala, 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.”

Chairman DeAngelis requested that the record reflect that Michael Sgaramella, Borough Engineer, will be a little late to the meeting.
Site Plan Waivers:
1.  
CBRE





Application # 12SPW-4

(UBS)





Change in tenancy


500 Campus Drive


Block 1201, Lot 6

Applicant is seeking approval for a change in tenancy

Harry Clayton of Day Pitney represented the property owners, KBS Realty Advisors.  
This is a proposed expansion of UBS. They currently occupy 35,366 square feet.  They are looking to add 9695 square feet.  There will be no change in the operation. 
 Mr. DeAngelis asked for any questions.  
Mr. Cannilla asked for clarification on the number of current and future employees.  Mr. Cannilla said that the application states 75 existing employees and an additional 25 more to be added.  
Mr. Cornelius St. Clair of UBS was sworn in.  Mr. Cornelius stated that there are 128 current employees and the new space is designed for a potential of 46 new employees.  This will bring the number of employees to 174 when at capacity.
Mr. Taylor said that the application must be amended to reflect the correct number of employees.
Mr. Cannilla stated that this may affect the parking when all the space is rented. 
 Mr. DeAngelis stated that there is plenty of parking at the current time. 
Mr. Thomas Lynch of 100 Campus Drive was sworn in. He stated that with this UBS expansion, the building known as 300-600 Campus Drive is 100% leased and there is still ample parking.

Seeing no other questions, Mr. DeAngelis called for a motion.
Mr. Cannilla 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

3. 
ME Clinic One, LLC


Application # 12SPW-5

(Massage Envy)



Change in tenancy


184 Columbia Turnpike


Block 801, Lot 3

Applicant is seeking approval for a change in tenancy

Lawrence Calli ,Esq. from Porzio, Bromberg  & Newman represented the applicant.
This is an existing business looking to expand into the space formerly occupied by UPS.  This is an addition of 1470 square feet.  They will add an exterior entrance.  There is no change to the operation.
There will be a potential of 5-6 additional employees added, as well as 5 new treatment rooms, storage, and waiting area. There will be 4-6 additional clients at the most at any given time.  
Robert Weisman, 14 Homestead Rd, Califon, NJ and co- owner of Massage Envy of Florham Park, was sworn in.  
Mr. DeAngelis asked for any questions.

Mr. Malone asked where the current and future employees will park.
Mr. Weisman stated that employees are encouraged to park in rear, but plenty of parking exists in this lot.
Mr. Cannilla concurred that there is ample parking, especially on the west side of the mall.
Mr. DeAngelis stated that the ordinance should be re-visited regarding parking space requirements for massage therapy, beauty parlors, health clubs etc.
Seeing no other questions, Mr. DeAngelis called for a motion.
Mr. Guerin made a motion to approve the site plan waiver, second by Mr. Cannilla
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

3.
Alstan, Inc.




Application # 12SPW-6

30A Vreeland Road



Change in tenancy



Block 302, Lot 1

Applicant is seeking approval for a change in tenancy
Khoren Bandazian, from Brach Eichler L.L.C. represented the applicant.
Mr. Bandazian stated that there is no change in the operation of the business.  The applicant is looking to expand into vacant space.  
Andy Muroff, 188 Rt. 10 East Hanover, NJ, was sworn in.  He stated that the updated tenant list and delivery information has been submitted as requested by Mr. Sgaramella.
Mr. DeAngelis asked for any questions.

Mr. Guerin asked him for a description of business.  Mr Muroff stated that they are real estate brokers.

Seeing no other questions, Mr. DeAngelis called for a motion.
Mr. Guerin made a motion to approve the site plan waiver, second by Mr. Malone
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver.

On a motion duly made and seconded the Work Session was adjourned at 7:25p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
February 13, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening February 13, 2012 at 7:45 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. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman
Mayor Scott Eveland

Mr. Charles Malone

Mrs. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:

Mr. Gary Feith

Mrs. Jane Margulies
Also Present:


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

Mr. Gordon Meth, Traffic Consultant
Approval of minutes:
Approval of minutes from the January 23, 2012 meeting.
Mr. Guerin made a motion to approve the minutes, second by Mr. Taylor.            
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Resolution of Approval:

4.
500 Columbia Tpk, LLC


Application # 12SPW-1
(Stern & Kilcullen)



Change in tenancy

325  Columbia Tpk

Block 502, Lot 2

Applicant is seeking approval for a change in tenancy

Mr. Guerin made a motion to approve the resolution, second by Mr. Taylor.

Roll call:  All members present and eligible voted to approve the resolution. 

5. 
Ridgedale Plaza Associates

Application # 12SPW-2
(KMK Consulting)



Change in tenancy

215 Ridgedale Ave

Block 801, Lot 4

Applicant is seeking approval for a change in tenancy

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

Roll call:  All members present and eligible voted to approve the resolution. 

6.
Palmont Associates



Application #12SPW-3
(Digital Arts)




Change in tenancy

147 Columbia Turnpike

Block 1903, Lot 5

Applicant is seeking approval for a change in tenancy
Mr. Taylor 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 the resolution.

Major SubDivision Continued:

7.
The Heights at Florham Park

Application # 11MSD-2

23 & 25 Columbia Tpk


Major Subdivision


Block 2101, Lots 27 & 28

Applicant is seeking approval for a major subdivision.  Carried from the February 13, 2012 meeting without further notice.
Eligible Voters: DeAngelis, Cannilla, Guerin, Taylor, Malone, Eveland.

Mrs. DeLuca recused herself from this application.

Steven Geffner, Esq. of Schenck Price Smith & King is representing the applicant.
Mr. Geffner stated that a site visit was conducted by Louis Spanner who is a certified arborist and whose services have been retained by the applicant.  Mr. Sgaramella, Mr. Lanzafama, and the applicant’s forester were present during the site visit.  The conclusion reached by all is that the application is in complete compliance with the Borough tree ordinance.
Michael Lanzafama introduced a newly enhanced tree assessment plan that provides a better understanding of the size and location of the trees that are being removed from the property.  The plan also shows a summary of all of the trees on the property by size and condition.
Mr. Lanzafama stated that the total tree inventory is 1015 and they are removing 49.7% of those trees which is in compliance with the tree ordinance permitting removal of no more than 60% of the total.  Of the 505 trees to be removed, 135 trees are less than ten inches in size so those are exempt from the ordinance.  119 trees are severely damaged and 143 trees are dead.  Only the 108 remaining trees are viable trees.
Under the replacement formula, they are required to replace 279 trees.  The proposal is to plant 49 trees on the site to provide buffering and mitigate runoff.  They can also plant 30 trees along the perimeter of the site to boost the reforestation of the area.

Mr. Lanzafama concluded by stating that the subdivision is fully compliant with the zoning ordinance, the tree ordinance, and storm water management.  All lots are zoning compliant, except for the lot to be created for a storm water detention facility.  Mr. Lanzafama feels that the property can be developed without variances.
Mr. DeAngelis asked Mr. Sgaramella for comments.
 Mr. Sgaramella stated that each lot would be assessed individually for tree removal permits as the building permits are requested.  He recommended that since they will owe us 230 trees, they could either be planted elsewhere on the site or given to the Borough tree bank over a several year period due to planting season issues.  
Mr. Geffner was in agreement with that request.
Mr. Cannilla asked that the limited disturbance line be shown on the plan as it related to the construction of the road and detention facility, including access from Columbia Turnpike up to the area. 
 Mr. Lanzafama agreed to amend the plan.
 Mr. Malone asked about the viable trees that are located on the building lots and if there is an effort to preserve these trees.  
Mr. Lanzafama replied that because of the grading transition to construct the road, it would not be possible to salvage those trees due to the disturbance.
Mr. Cannilla expressed concern about healthy trees on lots that would be lost due to construction.  
Mr. Taylor stated that he hoped they could preserve some of the trees on the building lots but Mr. Lanzafama indicated that most are in the building envelope.
Mr. Lanzafama stated that they will be planting shade trees along both sides of the road and that homeowners will also desire landscaping.
Mayor Eveland stated that individual applications would have to comply with the tree ordinance so there is another layer of oversight in addition to this Board.
Mr. DeAngelis asked if rather than owing 230 trees to the tree bank, does the tree ordinance allow for planting of 49 larger trees and then owe less trees to the tree bank.  
Mayor Eveland responded that the ordinance does not allow for that.

Mr. DeAngelis asked for questions from the public.
Ludmilla Olesnicky, 9 Driftway, asked if the buffer zone could be increased so that they are shielded from running water, and also if the trees by the road will be upheld.  
Mr. Lanzafama responded that at the request of the Board, there will be a 25 foot buffer along the east and west boundaries.  He added that there is no ordinance that requires a buffer between residential areas.  There will be a 70 foot buffer on the south end by a small pocket of wetlands at the Board’s request.  The runoff is controlled by the storm water management facility.  Water will collect in the roadway and will be brought to the facility.  
Ms. Olesnicky asked if this will protect residents from the runoff. 
 Mr. Lanzafama stated that there will be no increase in runoff, and it should reduce peak runoff.
Mark Olesnicky, 9 Driftway, commented that he thinks that if the trees are removed, the water will be a problem, even with the storm water containment.
 Mr. DeAngelis stated that the water does not stay there; it goes into the town system. 
Mr. Olesnicky still believes that the water will be an issue even with the storm water containment system and thinks that a major tree buffer towards the southeast will protect Driftway residents.
Mr. DeAngelis reminded the public while they may voice their concerns, the Board must go by what the ordinance says, and if it does not require variances, they have to take that into account.
Subhash Goyal, 156 Summit Road stated that if the trees are cut, the water will come onto Summit Road.  
Mr. Lanzafama replied that the water will be collected by a series of inlets and then be directed to the detention basin.  This will keep the water off of Summit Road.  
Mr. Goyal asked if Mr. Lanzafama can assure him that he will not see more water.  
Mr. Lanzafama stated that based on his analysis, the increase in surface runoff will not impact his property, and he may even see an improvement from this design.
Mike Jones, 1 Driftway asked if there was a public description of this because he does not understand the net effect of what is being done.  He asked about the definition of damaged trees.  
Mr. Lanzafama stated that the arborist will explain that.
 Mr. Jones asked if the net effect is that 1000 trees are being removed and if that would leave 105. 
 Mr. Lanzafama explained the tree removal numbers and plan to Mr. Jones.  
Mr. Jones asked how many trees will be going to the tree bank. 
 Mr. Lanzafama stated that the number is 279 with at least 49 to be planted on the site.  The rest will go to the tree bank. 
 Mr. Jones asked who will pay for these trees to be replanted. 
 Mr. Wyciskala stated that we are bound by our ordinance. 
 Mr. Jones asked why damaged trees are not being replaced. 
 Mr. DeAngelis said that we will get that question answered.
Mr. Malone asked if there is a contract in place to develop these properties. 
 Mr. Geffner stated that there was not. 
 Mr. Malone stated that it is conceivable that trees could be removed to build a roadway with no future development of the property.


Mr. DeAngelis stated that if someone comes in with an application that basically needs no variances, and he wants to develop his property, he has a right to develop it within certain guidelines and within a reasonable timeframe.
Louis F. Spanner, 12 Upper Kingtown Road, Pittstown, NJ, was sworn in as a witness.  He is the owner of Spanner Tree and a certified arborist.  Mr. Spanner described his qualifications and was accepted as a witness.
Mr. Spanner stated that in January, he, Heather Gracie, Michael Lanzafama, and Michael Sgaramella walked the site.

Mr. Geffner asked Mr. Spanner if he has worked with Heather Gracie, forester and what the difference is between an arborist and a forester. 
 Mr. Spanner stated that he has known Heather Grace for 25 years.  An arborist is used to investigate one tree or several trees in an area.  A forester addresses large groups of trees.  
Mr. Geffner asked Mr. Spanner if the tree replacement plan prepared by Mr. Lanzafama reflects the findings that Mr. Spanner made during his field inspection.  
Mr. Spanner replied that he believes that it does.
Mr. Spanner stated that he more or less concurred with all of the findings that Ms. Gracie had, and that many of the trees were in great decline.  He also stated that when he and Ms. Gracie, Mr. Lanzafama, and Mr. Sgaramella walked the site, they arrived at a consensus as to the condition of the tree inventory.  

Mr. Cannilla stated that he is concerned with the trees that are in the vicinity of the service driveway.  He is not convinced that the driveway can be installed in such a way as not to disturb the drip line of the trees that are slated to remain.
Mr. Lanzafama said that a gravel driveway can be used that will dissipate the load on the tree root system so the tree will not be lost.  He added that in the event another one or two trees needed to be removed to install the driveway, they would still be within the limits of what is allowed.  As well, they are doing this at the request of the neighbors who do not want the construction traffic in the neighborhood.
Mr. Cannilla feels that more trees will need to be removed in order to install the driveway. 
 Mr. Lanzafama stated that he is confident that he can thread a gravel roadway up there and still protect the trees as detailed on the exhibit.
Mr. DeAngelis asked for Mr. Sgaramella’s opinion.  
Mr. Sgaramella said that it is true that a gravel pad can be built over a portion of the roots of a tree.  It is something that must be worked out in the field.
Mr. Geffner reiterated that they are simply trying to accommodate the neighbors and that they can just use Summit Road and not have this issue.  He stated that the engineers would need to made decisions as to the path and it is not appropriate for the Board to decide the path, nor is it possible.

Mr. Cannilla stated that there needs to be some reality on the tree sizes and what the drip lines are so that a limit of disturbance can be established.  
Mr. Lanzafama replied that species of the tree matters, and in addition, some of the trees identified are already dead so they can be removed giving him room to get a road through.
Mr. Spanner wants the record to show that if it is just a gravel pad on top of the road, a tree can handle that.
Mr. DeAngelis stated that the time limit has been reached.  He asked if more field work can be done with Mr. Sgaramella.
Mr. DeAngelis added that he understands Mr. Cannilla’s concerns.  He would like a level of comfort as well, but still recognized that this is an accommodation that is being made for the neighbors because they do not want the construction traffic.  If more trees are to be lost, they will be added to the count.
Mr. Sgaramella stated that the field work should be backed up with a drawing to document what was done.
Mr. Wyciskala asked if Mr. Geffner agrees to an extension of time.
Mr. Geffner agreed.
Mr. DeAngelis asked that Mr. Spanner be present at the next meeting to address any questions from the public.
Mr. Guerin made a motion to carry the application to the February 27, 2012 meeting without further notice, second by Mr. Taylor.         
Roll:  On a roll call vote all members present and eligible voted to carry the application.
Site Plan Application Continued:
8.
TD Bank & Florham Park Properties


Application # 11SP-6
177 Columbia Tpk





Amended site plan

Block 1901, Lot 10

Applicant is seeking approval for a bank and expansion of existing property.  Carried from the February 13, 2012 meeting without further notice.  

Eligible Voters:  DeAngelis, Cannilla, Guerin, Taylor, Malone, Maravic, DeLuca. 

Brian Burns, Esq. of Burns & Schaffer is representing the applicant.
Mr. Burns called on David Wisotsky, who was previously sworn in.  Mr. Wisotsky introduced an updated version of the rendering with the landscaping superimposed on it.  There is a change that is not on the set that the Board members have.  The change is the Ridgedale Avenue northern access point that is closest to the intersection has now been changed to an “entrance” only movement.  The inside radius curve has been extended from 15 to 20 making it easier to turn in for vehicles traveling south on Ridgedale Avenue.
Mr. Wisotsky stated that the other change is to the southern Ridgedale Avenue access where the site distance triangle is now 14 ½ feet off the travel way.  This was accomplished by removing 2 parking spaces on the northeast part of the site closest to Ridgedale Avenue.  One of these spaces was added to the west portion of the site.  The parking count now stands at 105 which is what is required with no extras.
Mr. Wisotsky also had to move a free standing sign that was located on the northern side of the Ridgedale driveway.  The sign was moved back because the site triangle needed to be increased.
Mr. Cannilla asked about the driver’s position as it relates to the stop line.  He thought Mr. Meth said 8 feet back. 
 Mr. Sgaramella stated that the County requires 10 feet, and Mr. Wisotsky concurred.
Mr. Wisotksy stated that he went with the number that the County uses which is 4 ½ feet and he corroborated this with Mr. Meth’s office.
Mr. Wisotsky said that another change is to the west side of the site where traffic comes into the drive-thru cues the entrance was 24 feet.  It is now 16 feet to discourage people from going the wrong way through the site.  It is striped at the curb for 12 feet, but the actual opening needed to be 16 feet to allow for fire truck access. This change allowed them to add a parking space in that area.  It will be assigned as employee parking due to its location.
The concrete island along Ridgedale Avenue has been extended to prevent drivers from entering the site north of Ridgedale.

Also, there is now pedestrian access coming off of Ridgedale Ave going around the back, circulating around the building that will lead out to Columbia Turnpike.
Mr. Taylor asked if the barrier would prevent left turns from southbound Ridgedale traffic. 
 Mr. Sgaramella stated that it would not interfere with making a left into the Roller Rink. 
Mr. Taylor asked about making a left out of the exit driveway to go south. 
Mr. Sgaramella was not sure if that would be possible.  
Mr. Wisotsky stated that a row of bushes is now installed for headlight screening coming out of the drive-thru.
Mr. Wisotsky stated that he felt that a sidewalk could not safely be installed close to the bank near the drive-thru because there would not be enough site distance for a driver to see a walker.  If they moved the bank back, it would interfere with the sewer easement.
Mr. DeAngelis stated that he just wanted to make it as safe as possible for pedestrians.
Mr. Cannilla asked if a crosswalk could be done on the other side by the drive thru lanes but a few vehicles back. 
 Mr. Wisotsky said that they try never to put crosswalks in drive thru lanes because it is not safe.
Mr. Sgaramella asked if there is a sidewalk along the front of the bank. 
Mr. Wisotsky stated that there was not; there is a fire lane installed there at the request of the fire department.
Mr. Wisotsky stated that they looked at making two-way circulation through the site, but due to the angles of the drive thru area, he feels it is not safe.
Mr. DeAngelis said that the concern is if someone is coming from the other parking lot, how do they get to the drive aisles?  
Mr. Wisotsky said they have to go around the bank.
Mr. DeAngelis felt that some people would still go through the stop sign the wrong way. 
Mr. Wisotsky said that there would be “do not enter” signs and the driveway will be necked down to discourage that.
Mr. Wisotsky discussed the light fixture changes.  They will now use decorative light fixtures throughout and they found some that would meet the ATM law.  But the wattage would need to be 400 watts which is above the allowed amount of 250 as per our ordinance.  Also, the amount of poles would increase from 11 to 16.  
Mr. Sgaramella asked if all the poles would be 400 watts.  Mr. Wisotsky said they would for uniformity purposes.  The polls would be the same height and throw off the same light.
Mr. Cannilla asked if it could be done with just the corner poles at 400 watts and the others staying at 250.
Mr. Wisotsky said that they could use a mixture if that is what the Board prefers, but the number of poles would increase even more due to the 60 foot radius around ATM lighting requirements.
Mr. DeAngelis asked if the Town Center Task force had any comments on lighting.
Michael Prokop from the Town center Task Force stated that he wanted TCTF member Michael Mehl to comment on lighting.
Mr. Mehl asked Mr. Wisotsky if he knew where they were with respect to the state code on light levels and energy levels.  
Mr. Wisotsky stated that he has conformed to Borough requirements but is not familiar with state code regarding site lighting.
Mr. Wisotsky stated that he will look into that.
Mr. Mehl stated that the lights are very bright, especially when the height is lowered.  He also stated that he does not think that the fixtures have shields on them.
Mr. Wisotsky said that they are using semi-cutoff, and non-cutoff.
Mr. Mehl said that there will be spillage onto Campfield Gardens.
Mr. Mehl asked about interior lighting, and was told that the architect will testify to that at another time.

Mr. Wisotsky said that he would be happy to meet with the TCTF to discuss the lighting but he needs to satisfy the decorative lighting requirements and also the ATM law that his is bound to.
Mr. Cannilla asked if the 60 foot radius requirement applies to interior ATMs and Mr. Wisotsky said it does.

Mr. Wisotsky stated that another fire hydrant has been added near the southern Ridgedale Avenue driveway at the fire official’s request. 
Mr. Burns stated that he and Mr. Bohler met with the fire chief and explained the roof configuration and the solar panels.  The fire chief had no concerns.
Mr. Wisotsky addressed Mr. Sgaramella’s latest report.  Double yellow striping will be put on the driveways behind the stop bars. The request for the dedication in the going on the right of way on Ridgedale is a landlord issue.  They will put in hairpin striping.  They will put a 3 foot wide landscape strip along the public sidewalk.
Mr. Burns addressed Mr. Meth’s report.  They have converted the northerly driveway to an "enter" only.  The new plans show a site triangle that Mr. Meth agrees in concept with, pending an actual review of the new plans by him.
Mr. Burns addressed Mr. Michaels’ report.  He asked for appropriate signage and narrowing of the northern Ridgedale Avenue driveway to indicate in only.  That has been done.
Mr. Guerin asked if there was really enough room for a fire truck to circulate around the site. 
Mr. Burns stated that although it is tight, there is, and the fire department concurred.
Mr. Prokop asked if the entrance nearest to the intersection is too close to the intersection to turn safely.  The traffic expert will testify to that.
Mr. Wisotsky introduced exhibit A-19, updated signage.
Mr. Cannilla asked that the Board get a copy of the new signage exhibit because it is more detailed than what they have.
The following changes were made:  One of the monument signs has been moved.  The TD Bank channel letter signs are reduced to 23.5 square feet.  The shield has been reduced to 10.94 square feet.  The directional signs have been reduced to a conforming 3 square feet and the logo has been removed.

John Harter, 35 Technology Drive, Warren, NJ was sworn in.  He described his qualifications as it relates to traffic.  He was accepted as a witness.
Mr. Harter stated that banks are relatively low trip generators.  During the peak hours of 5-6 p.m. and Saturday until 1:00 p.m., it would generate 35 to 40 cars entering the site.  That is 70 trips lower that the former approval in 2006.  He stated that you can stack up to 11 cars in the left bound lane on Ridgedale Avenue, and you would still be able to make a left turn into the full movement driveway.  Beyond that, and it would be blocked.  But at peak times, the average was seven vehicles.  The” in” only entrance closest to the intersection is actually a benefit because a vehicle can safely enter the site at a higher speed due to the adjustment in the turning ratio.  If cars were forced to use the full movement driveway beyond that, they would need to slow down significantly to turn in.
There were many questions and opinions about whether a right on a red arrow is permitted at the light at Columbia and Ridgedale Avenue.
Gordon Meth, traffic consultant thought that the intention was to not permit a right turn on a red arrow, primarily to protect the crosswalk and the site distance for it.
Mr. Cannilla and other Board Members were concerned with vehicles making a right turn at the Columbia intersection and not expecting a vehicle slowing or stopping to turn into the site. 
Mr. Harter stated that Mr. Meth reported that installation of a left turn lane should be considered on North Ridgedale Avenue for vehicles entering the site at the full movement driveway.  He met with the county on that matter and the only way it could be done is for a complete re-striping of the roadway in that vicinity to narrow the lanes.  The county did not feel that the low volume of traffic would warrant that at this time.  They will re-visit the issue at a time when they are resurfacing the road.
Mr. Burns confirmed with Mr. Meth that he was comfortable with the increase in the site distance that is indicated on the latest plan.  Mr. Meth said he was.
Mr. DeAngelis is concerned with the cars wanting to make a left turn out of the Ridgedale Avenue full movement driveway.  He asked about a 2 lane exit to eliminate potential stacking. 
 It was recommended that the single lane exit remain due to the site distance and because it is a 4 lane roadway could create a difficult situation.
Mr. Cannilla stated that since the timing of the light at Columbia and Ridgedale has recently changed, he does not feel that the stacking that can occur would clear after one cue.
Gordon Meth stated that they may need to look at the timing of the light again now that the site is soon to be developed. 
Mr. Cannilla asked Mr. Burns whether or not this is a bifurcated application.
Mr. Burns responded that it is not, and that the landlord’s piece will be presented prior to any vote.
Mr. Cannilla thought that the traffic and engineering components of both applications should be presented together so that the Board can have a better understanding of how they fit together.
Mr. Burns stated that his experts would be available to answer any questions when the landlord presents his piece, if necessary.
Mr. Cannilla made a motion to carry the application to the February 27, 2012 meeting without further notice, second by Mr. Taylor.         
Roll:  On a roll call vote all members present and eligible voted to carry the application.
On a motion duly made and seconded the meeting was adjourned at 10:55 p.m.
Marlene Rawson
Board Secretary
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