
 Borough of Florham Park

Planning Board

Work Session Meeting Minutes

September 24, 2012
The Work Session Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening, September 24, 2012 at 7:05p.m. in the Municipal Building located at 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Gary Feith

Mr. Joseph Guerin

Mr. Michael Cannilla – Vice Chairman
Mrs. Jane Margulies
Mrs. Anne Maravic 

Members Absent:

Mr. Michael DeAngelis - Chairman
Mr. Mark Taylor
Mayor Scott Eveland

Mrs. Gina DeLuca (1st Alt)

Mr. Edward Cocozza (2nd Alt)
Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner
Mr. John Wyciskala, 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:

Let's Yo of Florham Park


Application # 12SPW-22

187 Columbia Turnpike


Change in tenancy


Block 1901, Lot 2

Applicant is seeking a change in tenancy

Steven Azzolini, Esq. represented the applicant.  

The applicant is leasing a 2014 square foot space in the Florham Village Shopping Center for a self-serve style frozen yogurt shop.

Lee George, managing member was sworn in.

He stated that there would be maximum seating of 24 which includes a long, couch-like seating booth.  There is no table service.  A typical visit  for customers choosing to stay lasts about 15-20 minutes.

The hours are from 10 a.m. to 10 p.m. and they are open 7 days per week.  There will be 5 employees per shift.

Provisions for refuse are provided for in the existing enclosure.

There were no questions from Mike Sgaramella or Bob Michaels.

Jane Margulies asked if a trash receptacle can be placed near the shop.
Mike Sgaramella stated that the approved site plan dictates the trash cans requirements and we cannot force the owner to provide  more.  However, the owner has agreed to place a trash receptacle in front of the Pet Valu store which is immediately adjacent to this unit.

Jane Margulies asked if there were plans for outdoor seating.  
Mr. George stated that he has no plans, and there is no room for it anyway.

Jane Margulies also recommended that bollards be installed by the owner.  Perhaps it can be addressed with Mr. Kruvant when another application comes in.

Mr. Cannilla stated that mall customers are not crossing at the designated crosswalks, especially at that end of the shopping center, thus creating a safety issue.  This is surprising drivers that are not expecting shoppers to appear in front of them immediately after they make the turn into the shopping center from Ridgedale Avenue.
John Wyciskala suggested that the Municipal Engineer write a letter to the landlord asking him to address this issue.  Maybe the split rail fence can be extended to deter shoppers from cutting through the islands to cross the driveway.

Joe Guerin reminded the applicant that employees should be parking in the rear of the mall.  The application should be amended to include up to 5 employees.

Mr. Cannilla said the number of seats should be noted on the application as well.
Mr. Guerin 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

On a motion duly made and seconded the Work Session was adjourned at 7:25p.m. 
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Board Secretary    

Borough of Florham Park

Planning Board

Regular Meeting Minutes
September 24, 2012
A Regular Meeting of the Borough of Florham Park Planning Board was called to order on Monday evening September 24, 2012 at 7:25p.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. Gary Feith

Mr. Joseph Guerin

Mr. Michael Cannilla – Vice Chairman
Mrs. Jane Margulies
Mrs. Anne Maravic 

Members Absent:
Mr. Michael DeAngelis - Chairman
Mr. Mark Taylor
Mayor Scott Eveland

Mrs. Gina DeLuca (1st Alt)

Mr. Edward Cocozza (2nd Alt)

Also Present:


Mr. Michael Sgaramella, Borough Engineer
Mr. Robert Michaels, Borough Planner
Mr. John Wyciskala, Esq. Board Attorney
Approval of minutes:
no  (not enough eligible voters)

Resolution of Approval:

5.
KBSII 100-200 Campus Drive LLC
Application #12SPW-19


100 Campus Drive



Installation of a generator and


Block 1201, Lot 7



relocation/upgrade of monument








signage

Applicant is seeking to install a generator as well as relocate and upgrade the monument signage

There were not enough eligible voters present.

Mr.  Guerin made a motion to carry the application to the October 22, 2012 meeting without further notice, second by Mr. Feith.            
Roll:  On a roll call vote all members present and eligible voted to carry the application.

Amended Site Plan Application:

6.
Primrose School



Application #12SP-3


31 Columbia Turnpike


Amended site plan


Block 2101, Lot 53

Applicant is seeking approval for a child care center

Steven Schaffer, Esq. of Burns & Schaffer represented the applicant.

He distributed a handout and summarized the history of the property and the current application.


A-1 - summary of property and application
The site was previously approved for a medical arts building.  The proposed child care center is a single story building.  The maximum enrollment is 194.  There are 37 parking spaces.  There will be 3 separate outdoor play areas.

One of the variances that was requested at the TRC has been withdrawn.  The variance relief was for the building sign.
Kevin Page, Page Engineering, was sworn in and accepted as an expert.  Mr. Page was the engineer for the medical arts building that was previously approved.


A-2 - colored rendering of site with building
The building is T-shaped.  The parking lot is perpendicular to the building.  There are pockets of wetlands and a utility easement located on the property, limiting the orientation of the building.  Total usable space is 1.2 acres.  The property is rectangular and flat.

SP-2 site dimension plan shows what was already approved.  This project requests an increase of 60 square feet in site approval.
Variances sought:

· parking space size to be 9ft x 18ft (previously approved)

· 5ft and 6ft high fence for security

· 2 parking stalls encroach 3ft into the setback

· buffer on the eastern property line to be a minimum of 12-24ft (previously  approved)

· rear setback to be 41.5 ft. where 150ft is required

· a small portion of the detention basin to be in front yard (15-20 feet)
· No loading zone (previously approved)

There will be a maximum of 25 employees.  The hours are from 6am to 6:30pm.  The employees will park on the opposite side of the parking lot.  Drop-offs and pick-ups typically occur in a 2½ to 3 hour window.
Outdoor play areas will be located in the rear of the building.  The children will go outside at different times by age group.  The play surface will either be mulch or artificial turf.


A-3 - photos of the Primrose Warren facility

Dumpster enclosure will be brick to match the building.

The air conditioner condenser is located in the rear of the building.

There is a small retaining wall around the detention basin which is more rectangular.
There is a sanitary sewer and water easement.  

The building will be fully sprinklered and there will be a fire hydrant on site.

There will be four light poles that are 20 feet high.  2 will be next to the building and 2 will be in the parking lot.  There will be no spillage of light from the lamps and they can be put on a timer.

There exists a berm with large evergreens in the rear of the property that separate the property from the residential area.  The trees are 35 feet high which is higher than the building proposal.

There will be a wood beam guide rail with steel posts along the front.  Behind it will be a 2 foot landscape berm with a mix of 10ft - 12ft evergreens and shrubs.

There will be a fence behind that and 30ft back from the property line.  The fence will be 5ft high and solid for noise reduction.


picture - rendering of hip roof that will be incorporated on the residential side of the building
The closest residence is estimated to be 101ft from building to building.

A-4 - amendment to handicapped parking lot location
With respect to the Fire Department's comments, Mr. Page offered the following:

· They will get the turning radius of the truck

· There will be 24ft of unencumbered space at the front door by relocating the handicapped spaces to that area.

· need to work with the Fire Dept. regarding access gates
· A Knox Box will be on site

In response to Bob Michaels' report, Mr. Paige gave the following information:
· The setback will staked to be 40.5ft and will be at least 40ft

· There will be 25 staff members

· There is presently no material detail on the 5ft fence, they plan it to be a solid vinyl.

· The dumpster enclosure will be masonry

Regarding Mike Sgaramella's memo:

· site plan design waivers have been requested

· site circulation traffic signal plan studied by county traffic engineer

· traffic report approved by Borough traffic consultant

· application was submitted to Morris County Planning Board

· they will add a crosswalk

· Trash pick-up will be scheduled for Saturday morning

· project has been approved by the DEP

· they have already paid for the sewer connection

· No trees to be removed, and 32 trees will be planted

· extra 10-12ft white pines will be planted in the open space berm adjacent to residential
· the monument sign will be illuminated by ground spot lights

· stormwater management issues - the details will be corrected

Kevin Page summarized the variances requested:
· parking stall size (9ftx18ft) where 10ftx20ft is required.  9ftx18ft is the adopted standard in office and residential uses.  This variance was previously granted in the original application.

· fence height higher than 4 feet and solid vs. semi-open.  This is needed for security and added protection.

· 3ft encroachment for 2 parking spots.  Mr. Cannilla suggested sliding the spaces towards the rear of the building.  The drive aisle that abuts the spaces in the rear is permitted to be within the buffer.  Doing so will eliminate the need for a variance.  Kevin Page agreed.
· 12-24ft buffer where 30ft is required (lot to lot).  This will be landscaped.  A variance for 10ft was previously granted in the original application.  The driveway must line up with the traffic light.
· 40 ft setback where 150 ft is required (when abutting a residential zone).  From the end of the building to the house affected is 100ft.  There is a large buffer that includes a berm with 35ft high evergreens on it.  The building will only be one story high and have a hip roof on that side.  Wetlands prohibit building rotation. Steve Schaffer stated that notice was served and he does not see anyone in the audience tonight.  There is only one residence that is affected by the setback deficiency.  This residence will not be impacted and cannot see the building.
· A portion of the elongated detention basin is located in the front.  They need to maximize the play area that they want to keep in the rear of the property.  The basin is only 2ft deep and measures have been taken to protect drivers from it.
· There is no loading area.  They do not need a loading area.  They only receive food delivery once per week.  Other deliveries will be once per week via FedEx and UPS.  This will have no impact on the public.  It, too, was previously granted in the old application.

Kevin Page stated that this is a prototype building and is the same design as the facility in Warren, NJ.  The maximum occupancy is also the same.

Mike Sgaramella and Bob Michaels had no further questions regarding this testimony.

Mike Cannilla asked if the play areas are included in the lot coverage.

Kevin Page stated that they are not but he will research  to see if they need to be included for accuracy.

The architectural plans show that the exit doors are located by the air conditioning units and Kevin Paige will correct that.  He also will check to make sure that the open classroom doors to not interfere with children walking by on the adjacent sidewalk.

Mr. Cannilla opened the meeting to the public.

Leonard Pavia, 33 Columbia Turnpike.  Mr. Pavia stated that he lives near this property and he wants to see how close this would come to his property and also he is particularly concerned with the impact from the lights.  

Mr. Paige explained the proximity of the project as it relates to Mr. Pavia's home.

Elizabeth Dolan, from Dolan & Deene Consulting was sworn in and accepted as an expert traffic consultant.

She stated that Primrose will generate peak the periods of traffic from 6am-9am and 4pm-6pm.  There would be 75 vehicles in each time slot.

This was based on 82% capacity which is average from Primrose.

The traffic movement will be metered at a traffic light intersection.  The County approved a 4th leg to the light.   There would be an average of 2 cars waiting during the cycle.  The equipment can be swapped out for the newer technology equipment.

There are 37 onsite parking spaces where 30-35 are typically required.  37 will satisfy employee parking and parent turnover for pick-up / drop-off.

She stated that the review of Gordon Meth, traffic consultant for the Board, concurs with her findings. He also recommended submitted the revised signal plan to the County.
There will be 16-22 spaces available for parents to pick-up and drop-off.  She estimates a 7 minute turnaround time for this.  There is ample parking for employees who arrive on a staggered schedule.  


A-5 - parking matrix
These figures do not consider multiple children enrolled in one family.

Ms. Dolan will submit the revised signal plan to Gordon Meth and Mike Sgaramella.

Bob Michaels and Mike Sgaramella asked why not take the 85% enrollment to calculate parking numbers.
Ms. Dolan stated that studies of similar Primrose schools have shown that size and type of student enrollment works at 30-35.
Steve Schaffer said that there is no requirement; the standard is set by the state.

Mr. Cannilla stated that the daycares are full around here and numbers should be based on 100% enrollment.  He is concerned about the parking.

Mr. Feith asked about the traffic light signalization and Ms. Dolan said that when Fernwood gets the green, so would Primrose traffic.

Mr. Cannilla wanted to know what schools were studied.  He still feels it would be a concern.

The approved traffic light plan has no "protected" left turn in.  They would need to obtain County approval for this and this was requested by Gordon Meth.

The "right turn on red" in seems to put the vehicles in the middle of the intersection when turning in.

There were also no restrictions on "right turn on red" when exiting the parking lot.

Mr. Cannilla felt that more studies need to be done on the intersection.

It was noted that the level of service is a "D" when exiting.  This is with 2 cars in queue.

Mr. Cannilla opened the meeting to the public.  Seeing no questions, he closed the meeting and called for a break.

Steve Schaffer moved on to discuss operations and called Ted Tillman, project manager for the Primrose Schools.

They have 252 schools in 17 states.  In New Jersey, they have 2 schools and are in the process of building 2 more;  Florham Park and Berkeley Heights.

The users tend to be not only working parents but also stay at home moms that use the school for their child's social interaction.  There are half day users as well.

In addition, there is an "Explorers" classroom for ages 5yrs-12yrs which is an after school program.  There are 2 teachers for this (1-15 ratio).  There could be 30 children in this program.

Of the 82% enrollment across the country, 25% of that are siblings.  They primarily cater to Infant-4, 5-12 (6th grade)

Mr. Cannilla stated that if ½ day programs are offered, enrollment could conceivably be higher.

Mr. Schaffer reminded the Board that their traffic expert concurred with this report.  

Ms. Dolan said that she researched other New Jersey facilities and there are no issues.

There is a school bus/van that is used for the Explorer program and may take one parking spot.  Mr. Schaffer said they would agree to park it off-site if they need to.

Mr. Schaffer asked the Board what type of data they are looking for from other facilities.  

Mr. Cannilla said that he wants to see the data on  2-3 schools in the Morris County area.  He would like information on enrollment, start and end times.

Mr. Tillman stated that there is no structured summer camp, and there is no full-time year round school.  He added that enrollment drops by 20% during the summer.

Food is delivered once per week by a truck and short trailer.  They are scheduled for mid-day.  They can arrange for a Saturday delivery if necessary.
The Board would like to see the turning template for the truck.

Trash pick-up occurs once per week on a Saturday.  If they need more than one pick-up they will arrange for that.

Mr. Cannilla opened the meeting to the public.

Leonard Pavia, 33 Columbia Turnpike.  Mr. Pavia stated that the school is much larger than what he thought and he has concerns with that.

Mr. Cannilla reminded him that if he had specific questions for this witness, he can ask, but they will not entertain general comments at this time.  The time for that is at the conclusion of all testimony.

Mr. Schaffer stated that an operator will testify at the next meeting.

Seeing no other questions, Mr. Cannilla closed the meeting and called for a motion.

Mr. Guerin made a motion that the application be carried to the October 22, 2012 meeting without further notice, second by Mr. Feith.
On a motion duly made and seconded the meeting was adjourned at 10:25p.m.
Marlene Rawson
Board Secretary
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