 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

April 9, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, April 9, 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
Mayor Scott Eveland

Mrs. Jane Margulies
Mrs. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:
Mr. Michael Cannilla – Vice Chairman

Mr. Gary Feith

Mr. Charles Malone

Also Present:


Mr. Michael Sgaramella, Borough Engineer
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.”

Site Plan Waivers:
None

On a motion duly made and seconded the Work Session was adjourned at 7:05p.m. 
April 9, 2012







Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
April 9, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening April 9, 2012 at 7:05p.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
Mayor Scott Eveland

Mrs. Jane Margulies
Mrs. Gina DeLuca (1st Alt)

Mrs. Anne Maravic (2nd Alt)

Members Absent:
Mr. Michael Cannilla – Vice Chairman
Mr. Gary Feith

Mr. Charles Malone

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 April 9, 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.
Continuiti, LLC



Application # 12SPW-8

30A Vreeland Road



Change in tenancy


Block 302, Lot 1

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.

Site Plan Application (Continued):
5.
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 March 26, 2012 meeting without further notice. 

Brian Burns represented the applicant.  
He discussed sheets 8 and 12 that were distributed by Bohler that have the most recent lighting changes. 
The applicant chose to use the smaller shield (3ft square) on each façade (2) for signage.  The total is slightly less than 11 square feet.  There will be no sign in the middle of the building.
He discussed the updated overall site plan.
 The orientation of the trash dumpster doors will face Columbia Turnpike.
 The handicapped spaces will be located in the rear (2) and the west side (2) each with a sidewalk.
The changes to the sidewalks are incorporated. 
The summarized variance relief list is logged in as A-34.
Paul Phillips, planner, from Phillips, Price in Hoboken, NJ was introduced as a witness and accepted as an expert.
He inspected the premises and reviewed the plans, reports, transcripts, prior approvals and adjacent areas.
He stated that the setback, building coverage and height are all compliant. 
This is a less intense use than the prior approved plans.
A bank is a much better fit; it is smaller, with less parking demand (16 spaces).
The lighting is decorative and conforms to the zoning ordinance, and the building design also conforms to the zoning ordinance, and respects the guidelines in the TCTF recommendations.
The sidewalk and landscaping is consistent with the wishes and standards of the TCTF.
In speaking to the variance relief sought, he offered the following:
· The one parking space that is not compliant will be designated to an employee. 

· The site is highly irregular in shape with multiple frontages on multiple streets, making it difficult to work with.   

· Green space is still being provided along Ridgedale Ave. & Columbia Tnpk.

· Ridgedale Avenue has a setback of 15 feet, and Columbia Turnpike has a setback of 10 feet.  However, the garden enhances the streetscapes.

· Other shopping centers in the downtown area do not meet the setback requirements so it is not inconsistent with what is already being done.

· Parking needs at the bank are met.
· The bank does not need a loading space.

· Overlapping driveways and circulation for 2 separate buildings exacerbate the need for 3 signs for proper site identification.  The bank is blocked from eastbound traffic on Columbia Turnpike creating the need for a sign, and they need signs for the 2 driveways on Ridgedale Ave.  The size of the signs is below what the ordinance permits.

· HSBC Bank and PNC Bank are also on corners and have 2 frontage signs.

·  TD Bank’s “Open 7 Days” sign is part of their branding; however, it occupies less area than the messages on a directional sign.  A number of banks have “24 Hour Banking” signs so this is not unusual.  Many other retailers use non-name identification signage.

· The TD Shield is less than 11 square feet, with a total of less than 22 square feet.  This is only 9% of what is allowed on the front, and only 16% of what is allowed in total.

· Although the vertical dimension is slightly higher (7 inches) than what is allowed, other banks occupy more square footage in a horizontal direction in their signs.

· There is no variance required for the shopping center sign.

Mr. Sgaramella had no questions.
Mr. Wyciskala confirmed that the variances are the following:  C1 and C2 for parking,  C1 and C2 for free standing signage, and C2 for loading area.
Mr. Michaels concurred that “Open 7 Days” sign is a free standing sign and is not proposed to be mounted on the facade. The other signs are wall signs. 
 Mr. Phillips stated that Boiling Springs Bank has “24 Hour Banking” as a free standing sign.
Chairman DeAngelis opened the meeting to the public.  Seeing no questions, he closed the meeting to the public.
Brian Burns stated that the testimony for the bank portion of the application has concluded.
Co-counselor Rosemary Stone Dougherty reviewed her meeting with the Town Center Task Force regarding hardscape issues in the Campfield Gardens.
She introduced exhibit A-35 which is a reduced version of site plan with a blow up of the garden and a detail page.
Ms. Stone Daugherty and Fred Meola, who has previously testified, offered the following summary:
· The sidewalk will be curved throughout with crescent shaped benches.

· Decorative bollards with black chain will be installed at the park to separate the planting areas from the walkway and to discourage anyone from walking through the planting beds.

· Electricity will be provided on the clock tower and the 2 light posts.

· The access point for maintenance has been relocated to the last spot closest to Columbia Turnpike.  
· The masonry wall will be reset and be extended along Ridgedale Avenue and Columbia Turnpike (exhibit A-36 / sheet 3 of 12).

· The Sycamore tree that is presently in the garden will remain for now.

· Other softscape issues will be addressed in the amended developer’s agreement.
Mr. Sgaramella asked if there will be hairpin striping installed and was told that there would be throughout the site; both the shopping center and the bank.
There are six conditions from the previous resolution they are requesting to be eliminated.  They would like the following removed:  10, 11, 12, 14, 15, and 16.
Chairman DeAngelis opened the meeting to the public.
Joe Pisano, President of the Elks asked the Board to approve the application and dissolve the parking agreement that presently exists between the Applicant and the Elks.  The Elks want to sell the property.
Mr. Wyciskala stated that it is up to the Board as to whether the agreement will be dissolved as a condition of the resolution.
Seeing no further questions or comments, Chairman DeAngelis closed the meeting to the public.
Chairman DeAngelis commented that he believes that we are where we need to be with this project.  He complimented Mr. Phillips on his comprehensive and informative testimony. 
A number of Board members agreed that Mr. Phillips’ testimony was thorough and very well said.
Mr. Taylor concurred that a bank is the best option for the property.
Mr. Taylor also recommended that the resolution be prepared to include a removal of the condition 10, 11, 12 14, 15, 16 be removed from the former resolution.
Mr. Taylor made a motion to authorize preparation of a resolution of approval for the application, second by Mrs. Margulies.

Roll:  On a roll call vote all members present and eligible voted to prepare a positive resolution.
 Amended Site Plan Application Continued:
6.
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 March 26, 2012 meeting without further notice. 
Brian Burns represented the applicant.
He introduced Mr. Christopher Cammarata, Vice President of Construction for Kiddie Academy who has been sworn in and testified at a previous meeting.
Mr. Cammarata stated that there are two other Kiddie Academy locations that have 2 floors of child care and there are no issues.
He contacted DYFS and asked Nancy Duryea, who is the state plan reviewer for daycares.  After a preliminary review, she sees no problems with the shared corridor.  This is a plan that she sees quite often in New Jersey and she has no objections.
Mr. Cammarata explained the exiting procedures for the childcare.  On the second floor, there is one section of the exit route that would take the children through shared corridor for a minimal distance of 6 feet.
Mr. Sgaramella had no questions.
Mr. Michaels confirmed that they are not using the exit doors in the 1st floor classrooms other than for emergency exits.  The children are brought through the corridor when going to the playground.
Mr. Carl Penhke who has also previously testified addressed the left turn exit issue.
 He explained that they looked that the State DOT data at the Crescent Road light from 2007, 2010 and 2011.

The data collection reveals that the traffic volume peaks from 5:00 p.m. to 6:00 p.m. through that section.  It is also quite voluminous in the morning between 8:00 a.m. and 9:00 a.m. but less so than in the evening.
Borough traffic consultant Gordon Meth’s report correlated this information.  There are good gaps, except between 5:00 p.m. and 6:00 p.m. on weeknights.
Brian Burns said that the applicant will agree to install a 5:00 p.m. – 6:00 p.m. restriction on left turns from Monday to Friday because the level of service at that time is considered an “F”.  The morning borders an “F” rating, but there are gaps.
Gordon Meth stated he did an assessment from 7:00 a.m. through 9:00 a.m. and from 4:00 p.m. through 7:00 p.m.  He said that the controller should be replaced at Crescent Road to hold the gaps.  He also recommends the left turn restriction from 5:00 p.m. to 6:00 p.m. from Monday through Friday.
Brian Burns stated that the applicant agrees to fund the installment of a GPS timer and clock up to a cost of $3,500.00.
Mr. Taylor asked if a left turn during the restricted times would be considered a traffic violation and he was informed that it would be a violation.
There will be a sign underneath the stop sign at the end of the driveway stating the restriction.  A sign on the opposite side of Columbia Turnpike would require an ordinance from the Governing Body.
Mr. Sgaramella asked about the trees to be provided on the berm.  He will walk the site with the applicant to come up with an appropriate number of deciduous trees to be planted behind the berm.
Mr. DeAngelis opened the meeting to the public.  Seeing no questions he closed the meeting.
Mr. DeAngelis called for a motion to approve the application subject to the following conditions:
· There will be a restriction on left turn exits between 5:00 p.m. – 6:00 p.m., Monday through Friday.

· The applicant will replace the GPS time and clock at Crescent Road up to a cost of $3500.00.

· The number of trees to be placed on and near the berm will be determined with Mr. Sgaramella.

Mr. Guerin made a motion to approve the application as amended, second by Mr.. Taylor.

Roll:  On a roll call vote all members present and eligible voted to prepare a positive resolution.
On a motion duly made and seconded the meeting was adjourned at 9:00 p.m.
Marlene Rawson
Board Secretary
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