
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

March 12, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 12, 2012 at 7:05p.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. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:

Mayor Scott Eveland

Mr. Charles Malone
Also Present:


Mr. Michael Sgaramella, Borough Engineer
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:
There were no site plan waiver applications for consideration.
On a motion duly made and seconded the Work Session was adjourned at 7:10p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
March 12, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening March 12, 2012 at 7:10p.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. Gary Feith

Mr. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman
Mrs. Jane Margulies
Mrs. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:

Mayor Scott Eveland

Mr. Charles Malone

Also Present:


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

Mr. Gordon Meth, Traffic Consultant
Approval of minutes:
Approval of minutes from the February 27, 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:

1.
Florham Park Fitness, LLC

Application # 12SPW-7

187 Columbia Turnpike

Change in tenancy


Block 1901, 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:  On a roll call vote all members present and eligible voted to approve.

Major SubDivision Continued 

2.
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 27, 2012 meeting without further notice.

It was requested by the Board Attorney that this application be carried to the March 26, 2012 meeting without further notice.  Steven Geffner, attorney for the applicant agreed to carry the application.

Mr. Cannilla made a motion to carry the application to March 26, 2012 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:
3.
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 27, 2012 meeting without further notice. 

Rosemary Stone-Dougherty represented the applicant.
Fred Meola, who was previously sworn in, reviewed the changes to the site plan.  The handicapped parking spaces have been relocated to the northwest side of the building.  The dumpster area was moved further back.  There will be only one sidewalk in front of the building that will be 8 foot wide.  It will curve into the building from the eastern bank portion of the property, and then it will continue along the building and end by meeting the handicapped parking spaces.  It will be comprised of stamped pavers on each side, driveway to driveway.
These changes will be sent to Bohler Engineering for incorporation into the revised combined visual of the entire site.
Michael Sgaramella asked if the handicapped spaces are van accessible.  Mr. Meola stated that they were and they have a five foot aisle in between.
Rosemary Stone Dougherty gave a brief recap of the Campfield Gardens plans.  There will be no installation of a sprinkler system by the developer as recommended in Mike Sgaramella’s memo.  That was not previously agreed upon and they will not be financing that.
 Mark Taylor noted that there is water on site it would not be difficult to remedy the issue to maintain and care for the area.
Mike Sgaramella stated that the grade is different between TD Bank parking lot and the Campfield Garden area and there needs to be some sort of transition.  He needs guidance on what the Town Center Task Force and/or the Garden Club would like to do.
The Chairman asked for questions from the public.  
Mike Prokop from the Town Center Task Force stated that the TCTF and the Garden Club will work together to come up with mutually agreed upon recommendations on the issues.  They will then meet with the client to discuss these recommendations.
Joseph Staiger, professional engineer, and traffic consultant was sworn in and accepted as an expert. He reviewed the new traffic analysis that was distributed to the board He stated that the customer peak times are lunch time, also Monday – Friday 4-6, and Saturday 12-3.  
There are 105 needed and provided parking spots of which 16 are assigned to TD Bank and the rest to the mall (89).  All plans thus far omitted the 3720 square feet that is located in the basement space and is used for archery lanes.  There is no parking requirement formula in the borough code that addresses archery lanes.  
Mr. Staiger felt that figuring 1.5 spaces for each lane would be appropriate to formulate a number.  That would amount to 6 extra parking spots needed for 4 archery lanes.  This results in the need for a variance.  
Mr. Staiger stated that he feels that he is being very generous in his calculations since the archery lanes are not open to the public.  They are sporadically used by a private team and only in inclement weather.  In addition, they are not used during peak shopping times; rather they are usually used in the evenings, if they are used at all.  He does not feel that the archery lanes will impact the site at all.
Ms. Stone-Dougherty reminded the Board that the 1500 square foot retail area also located in the basement is accounted for in the parking requirements that were reported.
Mr. Staiger outlined the four main parking areas on the site.  There are 4 driveways to enter the site. The parking areas are located as follows: one in front of bank, one in rear of bank, one on the west side of retail shopping mall, one in the back of retail shopping mall. 
He stated that the retail shopping mall will have interior movement that allows for front to back accessibility.
Mike Sgaramella recommended that the Board should consider asking that the leases state employee parking to be in the 26 spaces that are in back of TD Bank since are the least convenient.
Ms. Stone-Dougherty stated that the applicant would be agreeable to that.
John Inglesino stated that the Board should restrict the basement area to archery use only.  The 6 spaces needed for that area should be a conditional variance with no change of use.
Gordon Meth, traffic consultant for the Borough, asked Mr. Staiger if he compared his trip generation numbers to the Atlantic traffic trip generator. 
Mr. Staiger stated that his numbers are theoretical calculations and not based on actual counts. 
Jane Marguilies asked if signs can be installed around the site parking stating that parking lots are for use by customers of that mall and bank only.  This will hopefully deter customers of the adjacent building where Ki’s Nails and the Viet A-1 restaurant is from parking there.
  Rosemary Stone-Dougherty agreed to that.
Mike Cannilla brought up the seasonal outdoor café style seating that is used by Natale’s  Deli during the spring and summer seasons.  He feels that this generates additional parking needs.
 Mr. Staiger stated that there are 4 tables that are set up outdoors on the 8 foot wide sidewalk in front of the deli on a seasonal basis.  He said that there would be no impact on the parking needs; it is simply a matter of where the customers would choose to sit.
Rosemary Stone-Dougherty said that this matter has not been brought up before now, even when Natale’s Deli and the Man Cave were recently before the Board for a change of tenancy.  She stated that if it becomes an issue, then it would make the most business sense for the client to abandon the archery range.  In addition, the Board previously approved a variance for more parking spaces than they are now asking for.  Mr. Staiger can do a supplemental report if requested. 
Seeing no other questions, the Chairman called for a motion to carry the application.
Mr. Guerin made a motion to carry the application to March 26, 2012 without further notice, second by Mr. Taylor.            
Roll:  On a roll call vote all members present and eligible voted to carry the application.

Amended Site Plan Application Continued:
4.
128 Columbia Turnpike, LLC
Application # 12SP-1

128 Columbia Turnpike

Amended site plan


Block 905, Lot 35

Applicant is seeking approval for a child care facility.

Carried from the February 27, 2012 meeting without further notice.  

Steve Schaffer from Burns & Schaffer represented the applicant.  He stated that 48% of the building will be used for child care use and they are adding building exit doors required for child care use.
Brian McMorrow, senior project manager from Bohler Engineering and site plan engineer, was sworn in and reviewed the site plan.  There are very little differences except for the addition of a fenced playground (3090 square feet) that will gave gates on the front and the back sides.  This results in a loss of 17 parking spaces from 95 to 78 available spaces.
 The trash enclosure has been relocated to the northern point of the parking lot of the building.  The free standing sign located to the west side of the main driveway at  Columbia Turnpike is fully compliant at 16 square feet.  Total impervious coverage is 45.5%.
There will be a small sidewalk from the new door on side to playground.

They are installing 2 catch basins to left of playground.

There was a meeting with the Fire Chief and his concerns have been addressed.  The fire hydrant was turned properly to provide access.  The fire lanes will be striped.
A regular size van will be used for deliveries.  There are no changes to the lighting plan. 
A report from Construction Official Steve Jones regarding building requirements for child care use has not been received yet other than his email.
Regarding the report from Mike Sgaramella, they will install a sidewalk pass through on the landscaped island.  They will install a walkway by making the island narrower.
The fenced playground area will have artificial turf over fabric and crushed stone.  The manhole cover is not exposed but will be accessible for maintenance purposes.  There is a fence between the playground and the detention basin area.  
They will add more plants to the berm so that that there is additional screening for the neighbors.  Mike Sgaramella will meet with the landscape architect to come up with an effective plan.
Mike Sgaramella also recommended extending the berm and planting deciduous trees to reforest the back area.
The gates are self closing as per Bob Michaels’ memo.
The Chairman opened the meeting to the public.  Seeing no questions, he closed it.
Karl Pehnke, traffic engineer from Langan Engineering was sworn in.  A traffic study was performed in November, 2011.  Supplemental analysis provided to Gordon Meth last week is based on 100% capacity. 
Right and left turns into the property operate at a good level of service.  He testified that he feels that both right turns and left turns can safely be made when exiting the site.  He stated that there is enough gapping that occurs that will allow vehicles to exit.
 Mr. Pehnke said that Gordon Meth, traffic consultant for the Board, also stated in his report that it can function adequately.
The busiest times for the daycare will occur between 7:00 a.m. & 9:00 a.m.; then again from 3:30 p.m. to 6:30 p.m.  There will not be a time that the daycare will be at full capacity since studies show that 1/5 of the children are absent on any given day. Also, siblings would arrive in one car, further reducing the number of cars utilizing the site.  Medical office traffic peaks at midday.  
Based on that information, Mr. Pehnke stated that the traffic movement will be adequate, and no different than the other properties along the Columbia Turnpike corridor.
Approval from the Morris County Planning Board is dated January 26, 2012 with no comment.
Gordon Meth also stated that although it is not perfect, it will work.  The site distance at that location is good.  But he added that it is important to hold the gaps.
Mr. Meth suggested that the Board ask the applicant to help finance a GPS controller clock ($2500.00) to be installed at Crescent Road to hold the gaps.
Mr. Schaffer stated that the applicant would be amenable to that amount.
Mike Cannilla asked if they would be agreeable to limiting the left turn exits between 7:00 a.m. and 9:00 a.m. and then again between 4:00 p.m. and 6:00 p.m.  He feels it is very dangerous to make lefts during those busy times.  All reports stated that the left outs are rated “F” in evening.  In the morning, it is in the “D” range.
Mr. Pehnke stated that drivers will average 50 seconds per car to exit.  The Board must consider that if the exit be restricted to right turn only, the U-turn possibilities are quite limited and drivers will ultimately used other driveways to turn around.
Several board members suggested utilizing a police officer to assist in the exiting.
Mr. Pehnke stated that there is not enough volume; and it would not be appropriate to have an officer in a 4 lane roadway. Also the expense to the applicant must be considered.
Gina DeLuca stated that she feels working parents would be deterred from using the daycare if it takes too long to exit the site.
Most of the Board members were also concerned about the danger of the left turn exits.
Gordon Meth stated that even if it were to be limited, there would be problems with drivers trying to travel eastbound.
Mr. Pehnke stated that there is a peak demand of 30 parking spots which occurs in the early morning (7am-8am) and early evening (5pm-6pm).  There is more than adequate parking to handle this. The daycare parking would be cycling out every 10 minutes at the most.  The medical office peaks between 10 a.m. and 2 p.m. so there will be no competing for spaces.  Also, the daycare facility has no Saturday hours.
Gordon Meth agreed that the need for 30 parking spaces is correct, using the industry standard.
Mr. Pehnke stated that onsite circulation is adequate and children are escorted into the building so there is sufficient supervision of children going in and coming out.
Mike Cannilla asked if a sidewalk can be installed along the western side of the play area so those parking at the far end of the lot can safely get to the building.
Mr. McMorrow and Mr. Pehnke agreed that they are able to install a 4 foot sidewalk at that location.
Gordon Meth suggested that there be drop off spots near the building allocated between 7:00 a.m. – 9:00 a.m. for drop off only and again at 4:00 p.m. – 6:00 p.m.
Mr. Pehnke felt it may cause problems for the other tenants but they would consider once again.
The Chairman opened the meeting to the public for questions.  Seeing none he closed it.
Chairman DeAngelis asked that the applicant consider carrying the application to the April 8, 2012 meeting since they may not get heard at the March 26, 2012 hearing.
 Mr. Schaffer will confer with Brian Burns and notify the Board Secretary.
  An extension of time agreement will be required after March 30, 2012.
Mr. Guerin made a motion to carry the application to March 26, 2012 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 10:08 p.m.
Marlene Rawson
Board Secretary
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