 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

May 14, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, May 14, 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. Gary Feith

Mr. Joseph Guerin

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

Mr. Charles Malone

Mrs. Anne Maravic 

Mrs. Gina DeLuca (1st Alt)

Mr. Edward Cocozza (2nd Alt)
Members Absent:
Mrs. Jane Margulies
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:
  
Red Too AG, Inc.


Application # 12SPW-10


26 Columbia Turnpike

Change in tenancy


Block 302, Lot 4

Applicant is seeking a change in tenancy.

The applicant was represented by Susan Rubright, Esq. of Brach Eichler. 

Ms. Rubright stated that the applicant will use 3813 square feet of office space.  They will only need 3 parking spaces and not 10 as indicated in the application.  They will eventually have 5-10 employees but most employees will be in the field. There is general parking that is available for additional parking that may be needed on any particular day.
Ms. Rubright called James Coleman as a witness.  

Mr. Coleman stated that the Red Too AG is an IT company that provides services and solutions for mid to large size companies.  It is a virtual company that has very few deliveries other than an occasional FedEx or UPS.  They are also paperless; they communicate electronically.

Mr. Coleman said that there will be 5-10 people using this office, however, the nature of the business is in the field;  visiting clients at the clients’ facilities.
The normal hours of operation are Monday through Friday, 8:00 am to 6:00 p.m., with occasional weekend or evening hours.

Chairman DeAngelis opened the meeting to the public.  Seeing no questions, he closed the meeting and 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

4.
Comverge



Application #12SPW-11

(Vreeland SPVEF Venture)

Change in tenancy

25A Vreeland Road





Block 301, Lot 14

Applicant is seeking a change in tenancy.

The applicant was represented by Frank Evans, Vice President of Comverge and Marc DeStefano, from Bergman Realty.  

Mr. DeStefano stated that the applicant is taking over 6229 square feet of vacant office space at 25A Vreeland Road.

Frank Evans who is owner and vice-president of Comverge described the business as the delivery of marketing and analytical programs for utility companies.

Mr. Evans said that there will be some minor interior renovations done.  There will be 25 employees; 15 that are full-time and 10 that are part-time.

There is plenty of available parking at the facility; 800 total spots of which 200 spots are available.

The days of operation are Monday through Friday and there are very few deliveries other than an occasional courier service.
Chairman DeAngelis opened the meeting to the public.  Seeing no questions, he closed the meeting and called for a motion.
Mr. Taylor made a motion to approve the site plan waiver, second by Mr. Feith
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 7:15p.m. 
May 14, 2012







Marlene Rawson









Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
May 14, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening May 14, 2012 at 7:15p.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
Mayor Scott Eveland

Mr. Charles Malone

Mrs. Anne Maravic 

Mrs. Gina DeLuca (1st Alt)

Mr. Edward Cocozza (2nd Alt)

Members Absent:
Mrs. Jane Margulies
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 April 23, 2012 meeting.
Mr.  Guerin made a motion to approve the minutes, second by Mr. Malone .            
Roll:  On a roll call vote all members present and eligible voted to approve the minutes.

Site Plan Application & Resolution of Approval:

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. 
Mr. Inglesino stated that the resolution changes were that the Planning Board will do an amended developers agreement and also to delete the requirement of a second staircase.
Rosemary Stone-Dougherty was present on behalf of the applicant.

She stated that the developer’s agreement needed to be amended to delete condition 11 which is the installation of a second stairwell at the retail shopping mall.  It is not feasible for the applicant to install an additional stairwell because the footprint of the building would have to change.  In addition, they will lose parking spots.  It is a request made by the Florham Park Fire Chief but it is not required by Code.   However, Ms. Stone-Dougherty stated that the code official will have the final say and her client will abide by that decision.
Ms. Stone-Dougherty also stated that the applicant will research providing for a fully sprinklered building at the behest of the Fire Chief.
Attorney John Inglesino stated that final plans for both projects must be submitted within 90 days.

Ms. Stone-Dougherty said that there is no timeline for construction; however, the applicant is encouraging TD Bank to begin construction.
Brian Burns, attorney for TD Bank, stated that TD Bank is ready and will begin moving forward rather quickly.
Mr. Inglesino stated that the off-site parking requirement has been removed.

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

Site Plan Application:
In the Park Savoy


Application #12SP-2

236 Ridgedale Avenue

Amended site plan


Block 201, Lot 1

Applicant is seeking approval for a kitchen expansion, installation of a wine cellar and lounge, construction of a dumpster pad and generator pad, and additional parking spaces. 

Steven Azzolini represented the applicant.  He stated that the Park Savoy is an old building that underwent an extensive renovation last year.  This application represents further changes that were made during that process.

They are adding a wine cellar and lounge, a dumpster and generator pad.  

The wine cellar area and lounge may trigger a parking variance.

After a preliminary review by Michael Sgaramella, Borough Engineer, the applicant did add parking spaces so they are now in compliance.

The changes include the addition of 531 square feet to the kitchen area, adding a patio, lounge and wine cellar, additional parking spots and one handicapped parking spot,  and relocation of the dumpster.

Mr. Azzolini introduced the engineer, John Donofrio who was accepted as an expert witness.
Mr. Donofrio introduced Exhibit A-1, Park Savoy Site Plan #SP-2.

He said the kitchen addition is located in the northwest corner of the building and is a result of changes that occurred as they renovated.

There was a gazebo behind the building and next to the bride’s garden that was removed and replaced with an open patio.

The generator was installed at the behest of the applicant so there is a power supply if needed.  The pad will also house the dumpster that will be in front of the generator.
The applicant decided to add a wine cellar and lounge as an adjunct to the cocktail room so guests can have the option to socialize in a quieter setting during a catered affair.
There was an area on the property that housed an old storage box.  This was removed and they added parking spaces so there is no variance needed.

Mr. Donofrio introduced A-2 (#SP-1) cover sheet labeled site plan of renovation.   A-1 is Park Savoy site plan.
This is a breakdown of numbers.  

Parking Schedule indicates 469 maximum seats.  They have 165 parking spaces, and they need a total of 163 parking spaces.  The executive offices were made smaller and the bride’s room increased in size.
The Gazebo is gone and the trash/generator area is enclosed.  The closest residence is 205 feet away.  
Mr. Donofrio stated that there is a pad that has a series of bollards so the dumpsters do not bump into the generator.

Joseph Marillo from Chatham NJ who is owner was sworn in.  

Mr. Donofrio stated that the signed drawings will include all the architectuals from the 2011 plan and this application.  

Regarding parking, there is a van accessible spot in the south parking lot.  The handicapped spaces are ADA compliant and there is a ramp in front of the building.  These items are approved in the previous resolution, as per Steve Azzolini.

Mr. Cannilla would like a sidewalk along the front edge of the parking spots and asked if it can be installed to the front of the building.

Mr. Donofrio stated that there are grade and slope issues that would prevent a handicapped accessible sidewalk to be built that would meet 2012 requirements.

Chairman DeAngelis said that they offer valet parking, but Mr. Cannilla said that if a person is in a wheelchair, no one would be able to drive that vehicle except for that person.

Mayor Eveland stated from a legal standpoint that if the parking plan has already been approved, we cannot now request changes.
Mr. Inglesino said that the applicant can be asked to improve the plan, but we cannot require that if it is compliant.

The applicant agreed to place the new handicapped parking space closest to the building. 
The building coverage is 10.05% where a maximum of 30% is permitted.

Mr. Michaels asked about the location of the 15 additional parking spaces. Two have been added in the south end, and 13 in the north end.


Mr. Donofrio stated that he will review and comment on the Fire Department memo since he just received the memo today.  He offered the following comments:  The hydrant is installed and there is a fire lane.  The building is 100% sprinklered including the wine cellar.

Rich Macieko, who is a mechanical engineer was introduced and accepted as an expert regarding the generator.

He testified that the approximate height of the generator is between 6-7 feet.  The fence will be modified to hide the equipment.

The decided on a diesel generator because based on the size of the building, a natural gas generator would be too large in size. 

There is a U.L. listed steel rupture basin that would catch and contain and rupture or leak in the tank.  The tank is equipped with alarms.  
Mr. Sgaramella stated that the permit process would be guided by the Construction Official.

The generator has a sound enclosure that results in 75 decibels at 23 feet.  When running, the generator would be 57 decibels at 205 feet which is the closest residence.  The noise ordinance requires the daytime decibel level to be at 65 or below at the closest residence.  It was also noted that the generator would only be used in an emergency.  Additional shrubbery would further reduce the decibel level.  They have a level 2 sound attenuation installed on the generator.
The generator testing is done once per month as per industry standard.  The test takes about ½ hour but no longer than 1 hour and will be tested between the hours of 9 a.m.-5p.m, no weekends or holidays.
A full tank of fuel (600 gallons) will run for 24 hours, for 3 – 5 days.

Mr. Sgaramella also stated that there may be a need for a conditional fence variance for the fence surrounding the generator area in the event that the height exceeds what is allowed.

Mr. Michaels stated that there is nothing in the ordinance regulating fence height in the OSR zone, although he recommends a height limit of 7 feet like the other business zones. 

 Mr. Sgaramella felt that a height of 8 feet would be appropriate at this location.

Chairman DeAngelis said that he would like a picture of the generator submitted.

Mr. Marillo stated that the wine cellar is accessed via a staircase that is located at the eastern end of the cocktail room.  There is also an emergency exit from the wine cellar to the outside.

The Fire official memo, egress plan, new drawings/site plan to include showing striping, and the new handicapped parking space will be addressed at the next meeting.

Mr. Guerin made a motion to carry the application to the June 11, 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 9:00 p.m.
Marlene Rawson
Board Secretary
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