
Zoning Board of Adjustment

Regular Meeting Minutes

October 16, 2013 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, October 16, 2013 at 7:35p.m., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael Cannilla, Chairman

Mr. Jeffrey Noss, Vice Chairman
Mr. Lambert Tamin

Mr. Russ Corrao 
Mr. James Gallina

Mr. Mark Iantosca

Mr. Martin Chiarolanzio (1st Alternate)

Mr. John Novalis (2nd Alternate)
Members Absent:

Mr. Matthew DeAngelis 

Also Present:

Mr. Kurt Senesky, Esq., Board Attorney
Call to Order:

Mr. Cannilla, Chairman called the meeting to order at 7:35 p.m.

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 of 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 the N.J.S.A. 10:4-6, et sec., “Open Public Meetings Act.”
Approval of Minutes:

Approval of Minutes from the October 2, 2013 Meeting.
Mr.  Tamin made a motion to approve the minutes, second by Mr. Chiarolanzio.

Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:

1.
David Wikstrom



Application #BOA13-13


22 Village Road



excessive improved lot coverage,


Block 2803, Lot 11



rear yard setback, expansion of 








pre-existing, non-conforming side 







yard

Applicant is seeking approval for construction of a covered patio.

Mr. Corrao made a motion to approve the resolution, second by Mr. Tamin.

Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.

6.
HPT TRS WYN, Inc.



Application # BOA13-15

175 Park Avenue




new signage


Block 1301, Lot 3

Applicant is seeking approval for new signage following a change of ownership.
Mr.  Corrao made a motion to approve the resolution, second by Mr. Chiarolanzio.

Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.

Use Variance:

7.
Fairleigh Dickinson University


Application # BOA13-16


230 Park Avenue




use variance, 2 bulk variances


Block 1201, Lots 1 & 2




preliminary & final site plan 








approval

Applicant is seeking approval for the use of additional space for University purposes.

Brian Burns, Esq. represented the applicant.  The site is located on the northbound side of Park Avenue in the C-3 zone.  It is a 30 acre office campus comprised of four buildings.  There are 1354 parking spaces. 
At the present time, Fairleigh Dickinson University Pharmacy School occupies the lower floor of the back left building (230).  Because of the success of the program, it is looking to expand to the 2nd floor for Pharmacy School in 2014.  Other university programs are also planned for use on the 3rd floors by 2016.

There will be no changes to the exterior of the building.  The bulk variances requested are for a wall mounted sign and a small increase in the impervious coverage due to the need for additional handicap access.

Gregory Ploussas, PE was sworn in and accepted as an expert.




A-1 – colored site plan

There are two parking lots on the campus.  Lot 2 has 600 parking spaces.  Lot 1 has 753 parking spaces.  Currently, the pharmacy school is utilizing  the first floor (22,115 sq.ft.) of the building located on Lot 1.
There are six handicapped parking spaces presently and one more is needed as a result of this application.  Also, the sidewalk must be extended 43 feet (228 sq.ft.).  

In order for the additional handicapped space to be placed adjacent to the existing handicapped spots and next to the building, the sidewalk must be extended another 25 feet and a ramp must be added.
They would prefer to place the handicapped space on the opposite side of the drive aisle where no new improvements would be needed other than re-striping.  There is no difference in the distance to the front door entrance and it would result in less impervious coverage.
Mr. Cannilla expressed some concern with crossing of the drive aisle, but Mr. Ploussas stated that this is a very quiet area and the drive aisle is not heavily traveled.  However, the parking lot must meet ADA compliance regarding slope.
Mr. Ploussas stated that they need to add a wall mounted sign to the front of the building as well.  It will be non-illuminated and just under 30 square feet.
Mr. Sgaramella gave a brief update about the drainage issues on the back of  the property that seems to empty towards the Rt. 24 entrance ramp.  The entrance ramp to Rt. 24 (this abuts the parking lot) recently washed out during a heavy rainstorm.  The DOT wants a meeting with the hotel in the area and the office property owners to discuss this drainage problem.

Mr. Cannilla opened the meeting to the public for questions.  Seeing none, he closed the meeting.

Dr. Michael Avaltroni, Dean of the FDU School of Pharmacy, gave an overview of the program.  The program is very successful and they had 81 students enrolled the first year.  This year they have 87 students.  They have achieved “candidate status” from the accrediting board.  which is a requirement to becoming a pharmacist.
The student activity on the site begins around 9:30 a.m.  and continues through the evening classes.  There is an opportunity to pursue dual degrees.  The students are very involved in community and civic activities.  The IT structure is to the university server.  The program is a 4 year doctoral program.
The 2nd floor would be used for administration and faculty offices, as well as large and small  classrooms since they are outgrowing the 1st floor. 
The 3rd floor will be used to house the teaching space needed for the Healthcare Sciences Education program (masters level).  There would be state of the art classrooms similar to the first floor where they are technologically ahead of the curve.
There will be no increase in the student body number in the School of Pharmacy as a result of this expansion; only a larger space.

On the third floor, the 2 year Masters Program will have approximately 100 students ( 50 in each year) and 10 faculty, 6 support staff.  They anticipate a 7/1/2016 occupancy.  They are exploring the options and exact plans have not been finalized for this.
The evening program is from 5pm to 8pm and would offer specialized courses for the students.  There would be a maximum of 60 students for the evening classes (20-25 per class), with 3-5 faculty and 1-3 support staff.

The proposed Saturday program would run from 9am to 5pm.  It would be an MBA program with 30-50 students open to students in the School of Pharmacy as well as outside students.
The first and second floors will provide plenty of space for the Pharmacy School.  Most of the students are commuters attending graduate classes.  Minimal housing is needed.  200 Park Avenue has a cafeteria services that students use.
Mr. Cannilla  wants to be sure what exactly the use will be.  It seems to be expanding from the Pharmacy School to administrative use, and other programs.
Mr. Byrnes stated that it will house university programs.

Mr. Avaltroni noted that it is geared towards graduate programs. By 2016, graduates can be formally accredited.

Referring to Mike Sgaramella’s report, there will be no hazardous materials on site.  They will use simulated drugs only; there is no medical waste other than sharps.
Faculty rooms will include 16 shared offices for staff and administration and 9 individual offices.

Most students are self sufficient.  They will do their course work on site and then go home.  There is no demand for shuttle service back to the main campus from the building.
The 3rd floor would have 75 students at the most during the day once it is built out.  
Bob Michaels noted that general university use is relevant and is what is being asked for and not a specific program.
Jeff Noss asked if it would be considered a professional use which is permitted.  Bob Michaels stated that it would not be considered that primarily because we do not have an educational zone.
Mr. Cannilla opened the meeting to the public for questions.  Seeing none, he closed the meeting.

Break.
Mr. Cannilla called the meeting back to order.

Michael Tobia, PP was sworn in and accepted as an expert.




A-2 – 2011 aerial photo




A-3 – 2013 photo of building




A-4 – photo rendering of new sign

Mr. Tobia discussed the parking requirements.  There are no variances needed for this.  The entire campus of 4 buildings has a requirement of 1347 parking spaces and 1353 parking spaces are provided.  It is a lightly used parking lot with little activity.
Parking counts were performed on two days in September that were considered busy days.  Out of 1354 spaces, there were 484 parked cars at the most, leaving 870 spaces empty.  This translates to a utilization of 35% of the lot during the busiest time.

159 spaces used  are closest to 230 Park Avenue in area F and G.  There will be an additional need of 227 parking spaces for a total of 386 for this use as a result of this application.  Area F and G  have 78 empty stalls.  Area D is empty and Area M and N are also never used.  There are 217 stalls that are available in these locations.
Mr. Cannilla and Mr. Noss asked about the current occupancy in the other buildings.

Mr. Tobia said that Building 200 is the largest building (158,000 sq.ft.)and they are 81% occupied.  Building 210 (57,820 sq.ft.) is 61% occupied and Building 220 (67,953 sq.ft.) is 61% occupied. 

At 100% occupancy in these buildings, including what is being proposed, there would be a need for 1024 parking spaces.  The site has a surplus of 329 spaces.  In addition, occupancy is trending down.  The existing population at the site is using 2.1 stalls per thousand, although FDU is a heavier user and would be 5.1 per thousand (386 stalls).
The property owner is aware that in the event that the buildings become occupied with high volume users, parking could become an issue.  However, the parking lot has been lightly used for years.

Mr. Tobia stated that there has been a 25% vacancy rate for the last 20 years.
Mr. Noss agreed that 100% occupancy is unlikely.

The occupancy will total 412 and be comprised of 355 students, 35 faculty, and 22 staff.  This would translate to  three classes of 85 students per class (255), and 100 students on the 3rd floor.

There may be multiple masters programs offered on the 3rd floor, but not at the same time.

Although the occupancy would be 412 at one time, there could be more students enrolled.  They just would not be in the building at the same time.

The wall sign variance is justified because they need to provide identity to the building.  It would say “FDU School of Pharmacy & Health Services”.   The sign is 17 feet in width and 1.75 height at a maximum.   It cannot be seen offsite or by any homeowner.

The extra 228 square feet of lot coverage is needed for improving barrier free access for ADA compliance.  It is just over the requirement.

This is a discreet site and there is no residential impact.  There are no hazardous materials being handled.

There was more discussion about the location of the additional handicapped parking space.  If it was placed on the building side so that the drive aisle does not need to be crossed, it would result in an extra 50 square feet of coverage.

Mr. Michaels stated that the University use is still inherently beneficial  in either the C-3 or R-44 zone.  This is a very quiet office zone  and it will have little impact.
Russ Corrao asked about the tax status.  

Mr. Burns stated that it is a fully taxable site.  They are a lessee.  If they bought it, that could change.

Mr. Cannilla was concerned because it has not yet been decided what the 3rd floor would be used for.  He asked if they can commit to a use at this time. 

Mr. Burns stated that they can inform the Board once the decision has been made, but not at this time.  He stated that it would be used for graduate programs. He noted that the Board should be guided by their planner.  

Mr. Noss stated that he does not want to micromanage the University.  He feels that it is a good application and that the appropriate location for the handicapped spot should be worked out with our Engineer.

Mr. Cannilla asked for any final  comments from the Board, the Professionals, and the Public.   Seeing none, he closed the meeting and asked for a motion.

Mr.  Noss made a motion to approve the application, second by Mr. Corrao.

Roll Call:  On a roll call vote all members present and eligible voted to approve the application.
On a motion duly made and seconded the meeting was adjourned at 10:15 p.m.
Marlene Rawson






October 16, 2013
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