 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

June 27, 2011
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, June 27, 2011 at 7:05p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Joseph Guerin
Mr. Mark Taylor
Mrs. Jane Margulies

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

Mayor Scott Eveland
Mr. Charles Malone, 1st Alternate

Members Absent:

Mr. Gary Feith

Mr. Frank Yannuzzi 

Mr. Michael DeAngelis - Chairman
Also Present:


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

Statement of Adequate Notice:

Mr. Cannilla, 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:
Jodi Giglio CBR Ellis


Application # 11SPW-10

(Holliday Fenoglio Fowler, LP)

Change in tenancy


200 Campus Dr


Block 1201, Lot 5

Applicant is seeking approval for a change in tenancy.

Mr. Harry Clayton, Esq. was present representing the applicant.  Mr. Tom Lynch of CB Richard Ellis was sworn in by Mr. Inglesino.  Mr. Lynch said the tenant is moving from the 2nd floor to the 4th floor where the law firm of Day Pitney was the previous tenant.  They will occupy 7786sq ft of space for office use.

Mr. Sgaramella confirmed the days of operation.  Mr. Lynch said Monday thru Friday.

Mr. Clayton said there will be no signage changes or changes to the HAVC system.

Mr. Cannilla confirmed there was adequate parking.

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

Mrs. Cefolo-Pane made a motion to approve the site plan waiver, second by Mrs. Margulies
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver with Mr. Guerin abstaining.

The Man Cave Salon, LLC


Application # 11SPW-11

177 Columbia Tpk



Change in tenancy


Block 1901, Lot 10

Applicant is seeking approval for a change in tenancy

Ms. Rosemary Stone-Dougherty, Esq. was present representing Florham Park Properties the landlord.  She said the tenant Mr. DiGiovaani is here along with Mr. Meola the engineer.  They were both sworn in by Mr. Inglesino.

Mr. Cannilla asked if the application is complete.  Mr. Sgaramella said he has received an email response to his concerns but no updated drawings.  Mr. DiGiovaani said he just received them today and has copies for the Board.
Ms. Stone-Dougherty said this tenant is a salon that caters to men on the 2nd floor where there was a salon but has been vacant for a while.  She said since this is a specialty salon the use will be less intense.

Mr. DiGiovaani said this will be a place where men can have the same treatments as women such as manicures, pedicures, shaves, haircuts and waxing. He said there will be no massage and this is for men only.

Ms. Stone-Dougherty confirmed that they will be open 7 days a week and will conform to the Borough ordinance regarding hours of operation.  Deliveries will be a small van once a month and the usual deliveries of FedX and UPS.

Ms. Stone-Dougherty asked about the number of employees.  Mr. DiGiovanni said there will be 7 working on a rotating shift there at one time.  He anticipates a total of 30 employees and this is his first location.

Mr. Cannilla asked Mr. Sgaramella if all his concerns have been met.  He said they have but he did ask for a drawing with room dimensions on it.  Mr. DiGiovanni passed out the copies of the drawing and marked an exhibit into the record.

	A1
	Board showing floor plan and signs


Mr. Cannilla expressed a concern that there was no title or signature block for the architectural drawings.  Ms. Stone-Dougherty said the applicant’s father did them and they will provide a copy with a title block and signature.
Mr. DiGiovanni explained the layout of the salon.  He said the space marked lounge will be a place to relax, play pool or watch tv while waiting for their appointment.

Ms. Stone-Dougherty explained the existing signage in the windows and Mr. DiGiovanni said it will be replaced with the name and phone number of the salon.  He will use the same type of vinyl lettering and will comply with the sign ordinance.

Mrs. Margulies asked if the name will be put on the existing pylon sign.  Ms. Stone-Dougherty said no as another application will be coming and this sign will be taken down and replaced when the site is over hauled.

Mr. DiGiovanni asked if the trees could be pruned to better see the window signs on the second floor.  Mr. Taylor said that would be up to the landlord to do so.  Mr. Cannilla said he feels this is a destination location and people driving by would not see this so tree pruning would not help.
After a heated exchange of words by the Chairman and the applicant, Mr. Inglesino reminded the applicant that he is here only to answer questions of the Board and not to argue with them.

Ms. Stone-Dougherty asked Mr. Meola if he included a parking study and list of tenants.  He said his letter dated 6/17/11 shows the existing tenant list and parking spaces.  He said the archery located in the basement no longer includes retail and it is for practice only and they are open only in the winter for indoor practice.  He said there are no onsite employees and the most he has seen practicing there is 2 people.  He said there is a total of 57 parking spaces required and he counted 56 on site.  He said Mr. Sgaramella counted 54 but he said that could be because the stripping has faded and hard to see.

Ms. Stone-Dougherty said the landlord has agreed to restripe the parking lot and repair the pot holes.  Mr. Meola said 2 more spaces can be achieved with the restriping.  He said maybe at the end of the 11 spaces or along the back row.

Ms. Stone-Dougherty said since the archery does not use their allotted 8 spaces and since there is no retail in the basement there will be adequate parking for the salon.

The Board discussed with Mr. Meola the location of the additional parking spaces on this site.  Mr. Cannilla said he counts 54 parking spaces on this plan and was confused by certain markings on this site plan.  Ms. Stone-Dougherty said this plan was used for the last change in tenancy which was Natale’s Deli.  Mr. Sgaramella said 56 parking spaces are required for this site and he asked Mr. Meola to re-submit the site plan with all the corrections.
Mr. Taylor asked if the construction fence along the side could be pushed back to allow for more parking spaces.  Ms. Stone-Dougherty said they will not be moving the fence and have shown how they can get the necessary parking spaces.

Mr. Sgaramella said that the spaces are hair pin stripped and he does not recommend rearranging the spaces as they can provide the 2 spaces.

Mr. Michaels asked if there will be any food or drink in the lounge area.  Mr. DiGiovanni said no.

Mr. Cannilla asked that all the documents be updated and re-submitted and they will make that a condition of approval.  He said the construction department will require more detailed drawings.

Mr. Cannilla called for a motion and list all the conditions in the motion.  Mr. Taylor made a motion to approve with the following conditions.  The architectural documents be signed & sealed, the site plan updated to include the 56 spaces and eliminate the lot lines since the lots have been merged. 

Mr. Taylor made a motion to approve the site plan waiver, second by Mrs. Margulies.
Roll Call:  On a roll call vote all members present and eligible voted to approve the site plan waiver

Master Plan Re-Examination
Discuss the proposed Master Plan Re-Examination
Mr. Michaels said the committee had met several times and this document is the updated version as a result of those meeting.  He said the re-exam was supposed to be done every 6 year but the State just passed a law saying every ten years.  Since they have had the meetings they will go forward with the re-examination.
Mr. Michaels said the last re-examination was done in 2005 and the Master Plan in 2000.  He said the purpose of the re-exam is to look at any problems or issues that have changes and make recommendations of change.

Mr. Michaels said the issues for the 2005 re-exam are listed in this report.  He reviewed the census tables that were included in the report and how they reflect what is going on in town.

Mr. Michaels said the committee discussed the rear yard setback requirements in the R-15 zone.  They checked with the Board of Adjustment and the applications have been minimal and the committee recommends keeping it at 40% of the lot depth.
The committee recommended changing the zone for the universities in town.  Currently it is R-44 and requires anything being done there to appear before the Board of Adjustment.  The committee is recommending that it be changed to the POD or C-4 zone and then they could be heard before the Planning Board.  Conditional use can be put into the wording for universities in these zones.

Mr. Michaels said the committee also discussed multi-family and COAH.  He said it is still unknown what changes the State will make to COAH but it needs to be included in this re-examination.
Mr. Michaels asked the Board to review this document and email him with any corrections or changes.  The next step once finalized by the Board is to hold a public meeting and approve the re-examination.

Other Business
Mr. Cannilla said he has a question of clarification he wants to discuss with the Board.  He said there have been several applications before the Board of Adjustment regarding the definition of building coverage and what is included.  He said there is a discrepancy between the construction department’s interpretation and the Board’s interpretation.
Mr. Michaels read the definition for the Board.  Mr. Cannilla said the construction department is interpreting it to mean no detached buildings and the Board is including them in the building coverage numbers.

Mr. Cannilla asked for a clear definition so there can be no discrepancies in interpretation.

Mr. Michaels said he would add to the definition to say any and all principle building structures.

Mr. Cannilla asked that Mr. Michaels write a letter to the council to make an ordinance changing the definition of building coverage.  He wants it to be very clear in the ordinance.
On a motion duly made and seconded the Work Session was adjourned at 8:30p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
June 27, 2011
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening June 13, 2011 at 8:30p.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. Joseph Guerin

Mr. Mark Taylor
Mrs. Jane Margulies

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

Mayor Scott Eveland
Mr. Charles Malone, 1st Alternate

Members Absent:

Mr. Gary Feith

Mr. Frank Yannuzzi

Mr. Michael DeAngelis - Chairman
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 May 23, 2011 meeting.

Mr. Taylor made a motion to approve the minutes, second by Mr. Malone
Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes

Resolution of Approval:


CB Richard Ellis (BNY Mellon)

Application # 11SPW-9

500 Campus Drive



Change in tenancy


Block 1201, Lot 6

Applicant is seeking approval for a change in tenancy.

Mr. Taylor made a motion to approve the Resolution, second by Mr. Malone           
Roll:  On a roll call vote all members present and eligible voted to approve the Resolution.
Extension of Time:


Flo Park Associates, LLC


Application 10SP-9

182 Ridgedale Avenue


Extension of time


Block 1902, Lot 1

Applicant is seeking an extension of time for roof screening.

There was no one here representing the applicant. The Board Secretary said she contacted them and advised them to attend incase the Board had questions.

Mr. Inglesino said they are in default of the resolution and recommended to the Board they give them a little time as that will give the Board a stronger position if they should default again.

Mrs. Margulies asked if everything else was completed on this site.  Mr. Sgaramella said all is done but a bit of landscaping along Hanover Road.
Mr. Inglesino said he will prepare the letter that is to be sent to the applicant and feels that extending the time to August 1st is good.

Mr. Cannilla called for a motion.

Mr. Taylor made a motion to grant an extension till August 1, 2011, second by Mrs. Margulies            
Roll:  On a roll call vote all members present and eligible voted to grant the extension of time.
On a motion duly made and seconded the meeting was adjourned at 8:30p.m.
Sharon Tunis
Board Secretary
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