 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

March 14, 2011
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, March 14, 2011 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. Carmen Cefolo-Pane

Members Absent:

Mrs. Jane Margulies

Mr. Charles Malone, 1st Alternate
Mayor Scott Eveland
Mr. Frank Yannuzzi 

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:
LSPB, INC. (Elements Massage)

Application # 11SPW-7


176 Columbia Tpk



Change in tenancy


Block 804, Lot 1

Applicant is seeking approval for a change in tenancy

Applicant was not present but appeared at the end of the regular meeting.
Sign Ordinance Changes


Discuss the proposed sign ordinance changes

Mr. Michaels said this requested change was generated from the KBS litigation.  One of the things they asked for was to be allowed to have the same signage as the PODS zone.  Mr. Michaels said this sign change will apply to the commercial C-4 zone only as Ward Place is in the C-4 zone but they are residential.
Mr. Michaels said this ordinance will allow them 2 identification signs at the front of the entrance with a maximum of 70 square feet in size and they must conform to the same setbacks and height requirement as the PODS zone.

Mr. Michaels said there will be free standing signs for each building the same as in the PODS zone along with 2 building wall signs being allowed.  He said street number signs along with directional way finding signs will be the same as the PODS zone.

Mr. Michaels said this can be forwarded to Council if the Board likes this or if there are any other changes.
Mr. Cannilla cited an example of lighting on a sign that causes a hazard to drivers and asked if verbiage could be placed in the ordinance that lighting is not to obstruct the drivers.  Mr. Michaels said that might be an enforcement issue but could put a statement in the ordinance that says “ no light causes glare to drivers.” 

Mr. Michaels said this ordinance will come back to the Board for review after the 1st reading by the council.

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 14, 2011
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening March 14, 2011 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 10:30 p.m.

Members Present:

Mr. Michael DeAngelis - Chairman
Mr. Gary Feith

Mr. Joseph Guerin

Mr. Mark Taylor
Mr. Michael Cannilla – Vice Chairman
Mrs. Carmen Cefolo-Pane

Members Absent:

Mrs. Jane Margulies

Mr. Charles Malone, 1st Alternate
Mayor Scott Eveland
Mr. Frank Yannuzzi

Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner
Mr. John Inglesino, Esq. Board Attorney
Resolution of Approval:
Jodi Giglio (Ameriprise Financial)
Application # 11SPW-6

200 Campus Drive



Change in tenancy


Block 1201, Lot 5

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 the Resolution.
Site Plan Application Approval & Resolution:

Sun Valley Plaza, LLC


Application # 11SP-1

Passaic Ave.




Amended site plan


Block 4201, Lot 28, 29 & 30

Applicant is seeking approval for 116 multi-family housing units.  Carried from the February 28, 2011 meeting without further notice.

Mr. Cannilla has a comment about there not being any handicap parking under the building unless a tenant needs it.  He said that is not in compliant with the UCCode.  Mr. Michaels said there are handicap spaces in the parking field.
Mr. Sgaramella said there are sufficient handicap spaces within the site.  Mr. Cannilla said they need to be a certain distance from the units.  Mr. Michaels asked if they dedicate one handicap space under each building will it stay open if not needed.  Mr. Cannilla said yes and they might need to reconfigure their parking.
Mr. Cannilla said this should be investigated before the resolution is approved.

Mr. Inglesino said there is a general provision in the resolution that allows for conformance with all regulations.  He said Mr. Sgaramella understands that all regulations will need to be complied with in order for a CO to be issued.

Mr. Sgaramella explained that he feels there are adequate handicap parking spaces in this entire site and does not think one under each building’s parking is necessary but will have to check the UCCode.
Mr. Inglesino said they could add something to the resolution regarding the handicap parking if the Board so desires.
Mr. Guerin made a motion to carry the application to the March 28, 2010 meeting, second by Mr. Taylor.            
Roll:  On a roll call vote all members present and eligible voted to carry the application.
Mr. DeAngelis said the applicant for the site plan waiver has appeared and he asked Mr. Inglesino if they can hear them.  Mr. Inglesino said yes.

Site Plan Waiver:

LSPB, INC. (Elements Massage)

Application # 11SPW-7


176 Columbia Tpk



Change in tenancy


Block 804, Lot 1

Applicant is seeking approval for a change in tenancy

Mr. Craig Alexander, Esq. was present representing the applicant. Mr. Inglesino swore in Mr. Lalwani and Ms. Pardasani owners.

Mr. Alexander said updated plans were submitted and checked that they had been distributed along with a revised sign plan.

Mr. Alexander confirmed that Mr. Lalwani and his wife are the managers of the business and they will need to apply to the Health Department for a massage license.

Mr. Alexander confirmed that the revised signage will conform to the Borough’s requirements.  Mr. Sgaramella asked if it is A on the sign plan and 2ft.  Mr. Lalwani said that is correct.

Mr. Alexander asked the hours of operation.  Mr. Lalwani said 9-8pm Monday thru Saturday and 9-7pm on Sunday.  He said the employees will be instructed to park in the rear.  He said he will have a UPS delivery about once every 2 weeks and the garbage facility assigned to them will be adequate.
Mr. Taylor asked if there is a specific dumpster area assigned for this location.  Mr. Alexander said it is not specific in the lease but they have been assigned an area.
Mr. Alexander asked the number of employees.  Mr. Lalwani said 7 plus himself but they are part time and at the max there will be 5 or 6 people there.

Mr. Sgaramella said the sign now conforms with the sign ordinance and the applicant has reduced the number of rooms from 9 to 7 and asked about a room not marked.  Mr. Lalwani said that is a break room.

Mr. Sgaramella said he was concerned about the intensity of use but they have reduced the number of rooms and the applicant has testified that the employees are part time.  He asked if the applicant could explain in more detail their operation.

Mr. Lalwani said when they are at full capacity they will have all the employees there.  He anticipates that weekdays will not have all employees but probably on the weekends.  Mr. Sgaramella asked about their peak periods.  Mr. Lalwani said weekends would be the busiest.  

Mr. Michaels asked if this is by appointment or walk ins or do they take Doctor’s referrals.  Mr. Lalwani said mostly by appointment but if there is a walk in and there is room they will take them.  He said this is a franchise and they work with Doctor referrals and insurance companies.

Mr. Cannilla said he wants to clarify which unit this is.  Mr. Alexander said the end unit, the old tanning salon.  Mr. DeAngelis said there is access to the back parking lot there for easy parking and access.
Mr. Cannilla pointed out that the sign picture submitted shows a banner in the window saying walk ins welcome.  He said that is not allowed and if they plan on having it they will be asked to remove it.

Mr. DeAngelis commented that there is an intensity concern at lunch time in that shopping center and suggested he consider that when making appointments.
Mr. Taylor asked if this is his first location.  Mr. Lalwani said yes.  He said his wife had a stroke sometime ago and the therapeutic massage helped her and he wanted to start that business.  He said this is the first franchise in NJ but there are 90 across the United States.
Mr. DeAngelis opened the meeting to the meeting to the public, seeing no one wishing to speak, closed the meeting and 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

Mr. DeAngelis said he is concerned about the parking not matching up with the square footage that is in the ordinance.  He asked if they could set a different standard for different uses.

Mr. Michaels said yes you can break out commercial parking for greater intensity of use.

Mr. Inglesino said the Board can ask Mr. Michael’s to give them a report of the different parking requirements and they can discuss it and make a recommend to the Governing Body to change the parking ordinance.

The Board discussed types of business such as salons or personal service business or maybe restaurants that have take out might require more spaces.

Mr. DeAngelis asked Mr. Michaels to prepare a report for the Board to consider.

Seeing no other business to discuss Mr. DeAngelis called for a motion to adjourn.

On a motion duly made and seconded the meeting was adjourned at 7:40p.m.
Sharon Tunis
Board Secretary
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