
Zoning Board of Adjustment

Regular Meeting Minutes

October 5, 2016
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening  October 5, 2016  at 7:00p.m., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael Cannilla, Chairman
Mr. Jeffrey Noss, Vice Chairman

Mr. John Novalis 
Mr. James Gallina

Mr. Ron DeRose (1st alt)
Members Absent:
Mr. Martin Chiarolanzio
Mr. Brian O’Connor
Also Present:
Mr. Kurt Senesky, Esq., Board Attorney
Mr. Michael Sgaramella, Board Engineer

Mr. Robert Michaels, Board Planner

Mr. Gordon Meth, Board Traffic Engineer

Call to Order:

Mr. Cannilla, Chairman called the meeting to order at 7:05p.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.”

Resolution of Approval:
Gene Eng




Application #BOA16-11

8 Indian Lane




rear yard setback, lot coverage, building coverage

Block 2103, Lot 5

Applicant is seeking approval to reconstruct a pool house that collapsed.

Mr.  Novalis made a motion to approve the resolution, second by Mr. Noss.
Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.
C-Variance:
7.
Gene Eng



Application # BOA16-9


22 Leigh Drive



lot coverage, front yard setback


Block 3301, Lot 3



R-15 zone

Applicant is seeking approval for the construction of a new front entry consisting of a front step system and portico.

Gene Eng was sworn in.  He stated that he is requesting a more traditional front entrance to be constructed on his home.  Currently the front entrance is located on the side of a front facing bump-out.  Mr. Eng said that it looks unattractive and out of place with the neighborhood.  He consulted with a realtor who said that the home, as arranged,  looks odd and is not good for resale.
A-1:
photo series of area homes on Leigh Drive

Variances are needed for excess building coverage and also a deficient front yard setback due to the roofed portico.  It appears that the proposed porch is larger than what is permitted. Mr. Eng is not exactly sure of the dimensions of the proposed front entry porch.

Mr. Eng said that he has owned the home since 1996 and it has been used as a rental property.  It is evident that there are two additions that were built on the home at some point.  Mr. Eng stated that he did not put any additions on the home and bought the home as configured today.  

Mr. Cannilla noted that the other homes in the neighborhood do not have this 8 foot bump out.

The Board wanted to know how far the roof of the portico will project into the setback.  
Mr. Eng said that it will be far enough to cover the landing.  However, he did not know the exact dimensions.  He also stated that the existing front walkway will be removed as part of this project, but a new one will be installed that will lead to the new front entrance.

Mr. Senesky stated that he does not think a lot coverage variance is needed for this application.

There was a question on the amount of building coverage that is being sought.  Mr. Eng was directed to get the exact amount of building coverage requested and it must include all overhangs including the garage overhang.  He also must have the exact dimensions of the front portico.  Total improved lot coverage must be calculated and the front yard setback by the garage must also be provided.  
Mr. Eng agreed to have the plan revised to include all calculations.  He asked that the application be continued at the November 2, 2016 meeting.

Mr.  Zeien made a motion to carry the application to the November 2, 2016 meeting without further notice or publication, second by Mr. DeRose.

Roll Call:  On a roll call vote all members present and eligible voted to carry the application
D-Variance, Preliminary & Final Site Plan:
8.
Florham Park Exxon



Application # BOA16-8


151 Columbia Turnpike



use


Block 1902, Lot 4




B-1 zone

Applicant is seeking approval for a retail convenience store.

Steve Azzolini, Esq. represented the applicant, Steven Ficacci.
The request is to redevelop the current repair garage area into a small convenience store. The gas fueling station is a valid pre-existing non-conforming use that was validated by the Board in a prior application.  This application is to add a use that is permitted in the zone, thereby technically expanding or intensifying the gas station use (D-2 variance, expansion of non-conforming use).
James Henry, PE, was sworn in.  He described the location and surroundings of the site.  It fronts three roads;  Ridgedale Ave., Hanover Road,  and Columbia Turnpike and has full access to all these roads.  There is a roller rink that is directly behind the station’s repair garage.

A-1 :  aerial exhibit

A-2:  site plan rendering

A-3:  colorized rendering of building

There are two operators on site;  the gas station operator and the auto repair garage operator.  The conditions to remain are as follows:  all fuel pumps, canopy, tanks.  The concrete will be re-done.  The building will be re-constructed as needed and added on to in back of the building.
Mr. Henry stated that it could be interpreted as two uses or one use (gas and convenience store).  It is becoming more commonly accepted as one use, as more fueling stations are now combined with convenience stores.  Convenience store is a permitted use on the property which is in the B-1 zone.
A small addition will built on the back of the building increasing the square footage from 1700 square feet to 2500 square feet.

Ridgedale Avenue and Columbia Turnpike are county roads and Hanover Road is a town road.  The County requested that the Ridgedale Avenue access to the site be made ingress only and although they would prefer in full access,  they will comply with that request.  The County also requested that Hanover Road access somehow limit left turns out of the site.

The westerly driveway on Columbia Turnpike will be two way and the easterly driveway will be egress only.   The driveway on Ridgedale Avenue will be 24 feet wide which is slightly smaller than existing.  Hanover Road driveway will be one full access driveway.  There will be two entrances to the store; east and north.  Parking will be on either side of the building and complies with the code.
A variance is needed for the setback from the property line as they are 16.9 feet where 20 feet is required.  They will comply with the ordinance with respect to hours of operation.  There will be 1-2 employees for the gas fueling and 1-2 employees for the store.

Regarding the existing rear setback, it was noted that the roller rink building is directly on the property line. Twenty feet is required where 8.1 feet is proposed.  There were no comments from Fire Dept. on that.
They will use the Town Center Task Force light fixtures.  They will be 15 feet high.  They will also have security lighting.
They will provide 8 trees on the rear property comprised on Eastern Hemlocks and 38 shrubs.  The trees on the south line will be replaced with Eastern Hemlocks.  Many existing trees will remain.
Pedestrian access to Hanover Road will be provided, will have a 6 foot wide sidewalk around the property except at the corner.

There is a slight increase in impervious coverage of 1000 square feet.  They have a storm water management plan where the water will be filtered before emptying into the County system.  
The loading area size will comply.  Fuel tankers will deliver as they do currently.  Deliveries are expected to be as follows:  tractor trailers  1-2 times per week, box trucks 2 times per day.
The propane tank exchange will be discontinued.  
The building facade will be comprised of brick fascia and hardi-plank siding on all sides.  There will be a fake gabled pitch to the roof.  A parapet will hide the mechanicals.  The roof shingles will match the canopy.

There are no changes that will be made to the canopy structure.

A-4:  proposed floor plan

Regarding the interior, there will be a unisex bathroom. No food cooking or preparation is planned.  All food will be pre-made.  There may be a microwave for reheating.
A-5:  signage exhibit
There are two free standing signs that currently exist.  The square footage is proposed to slightly increase from 35 square feet to 45 square feet.  The name of “ On the Run” on the sign will be externally illuminated.  The price points and gas types will remain internally illuminated with LED.  They will add a brick base.  The building signage will be externally lit with goose neck style lanterns.  Building signage will include two 27 foot signs located northern and eastern side.   The building signs are proposed to be three feet high where two feet is permitted.  They are permitted three building signs and they are only proposing two. All canopy signage will remain unchanged. 
 There is no generator proposed but they will install one if the Board wants it.  They will discuss it with the client.
There is a retaining wall behind the building that they will reface with stamped concrete if it needs to be concrete.  The gas fueling station will remain open during construction.  A phasing plan will be submitted.
They prefer to keep the Ridgedale Avenue driveway opening the same size as it is to accommodate trucks entering.  They feel that this driveway will be used frequently by the trucks.
Mr. Cannilla questioned why trucks must use the Ridgedale driveway.  He felt that the wide opening will lead to egress movements that we are trying to eliminate.

Gordon Meth, Borough traffic consultant  suggested a mountable truck apron of granite block curb that would restrict an egress movement but allow trucks the room to maneuver on when entering, if needed.
Mr. Cannilla suggested making seven parking spaces that are 9 x 18 feet where there are 10 x 20 foot spaces proposed.  He feels that the location of the trash enclosure in this area will be a problem.

Mr. Sgaramella noted that the parking complies.  He felt that larger parking spaces would allow some maneuverability for cars pulling out of the south spaces.
It was determined that they will push the east and west parking area slightly more to the north in order to provide room for cars in the last spaces to reverse out and then exit.
They will reduce the trash enclosure to 8 feet.  They will also install bollards in front of the ADA parking space.  The sidewalk in that area is six feet wide.  They will also add a bollard by the side door for protection.
Mr. Novalis asked if the store will be a franchise.  

Steven Ficacci, station owner, was sworn in.  He responded that it would likely be an “On the Run” or “Tiger Mart” convenience store which are Exxon associated stores.  He will be the owner and the initial operator of the convenience store.
The hours of operation will be 6am-11pm / 7 days per week.   The previous resolution limits the weekend hours to 7am – 10pm and they are requesting  relief of that condition.
Mr. Meth verified with Mr. Henry that the County did not request a restriction on the Hanover Road driveway.

There were no questions for these witnesses.

Joseph Staiger, Dynamic traffic engineer for the applicant, was sworn in.  He has previously performed and submitted a traffic analysis for the site.

Traffic trip counts were taken in June 2016.  They revealed that during the peak hours of 7am-9am, and 4pm-6pm, there were 45 trips in and 45 trips out per hour.
They used the ITE trip generation figures and applied them and concluded that the new use will generate 6 additional trips during the AM peak and 19 additional trips during the PM peak.  Mr. Staiger stated that the trips in the AM peak appeared to be a little low and he increased that number.  He agrees with the PM peak figure.
Mr. Staiger stated that there are two types of customers that will visit the site.  There is  “gas only” which is the existing customer base.  The convenience store use works well and this customer can visit the convenience store while the attendant pumps the gas.  There is also the convenience store only customer.
Mr. Staiger now believes that there could be 20 additional trips in the am peak hour and pm peak hour for a total of up to 60 trips.

The pass-by traffic will draw mostly from the eastbound traffic since people tend to prefer right in, right out.   Mr. Staiger believes that 2/3 of the trips to the site will be pass-by, meaning that they are already on the road. This will amount to only 7 additional cars added to the roadway network during peak hours,  and will not significantly impact anything.
Gordon Meth also took issue with these future traffic predictions.  He also suggested looking at the intersections more closely in order to determine the possible impacts to the site.  

Mr. Staiger said that the site modifications were made as noted, and the westerly Columbia Turnpike driveway will be two way for circulation purposes in particular for those cars facing the west.

Mr. Staiger noted that It is a small site.  It takes 4-6 minutes to pump gas and the average trip into the store would be 3-4 minutes.  Many people will leave their car while it is being fueled to make their purchase.  He said that the 10 available parking spaces can adequately handle the small store.

Mr. Staiger agreed to work with Gordon Meth on a further traffic review.

Mr. Meth asked if attendants will allow drivers to leave the car if there is no passing lane for other drivers to get around.  It was noted that the center lane is wide enough to pass.
Mr. Cannilla felt that the gas customer could be in the store longer than what it will take to fuel their cars.  This may be a problem if cars that are finished fueling cannot pass them.

Mr. Staiger stated that shopping at a small convenience store will not take that long.  It is different than a Wawa or Quik Chek where there is food preparation and people would spend more time shopping.   He stated that there will always be an occasional inconsiderate person  but one cannot possibly plan for every scenario. 

Gordon Meth felt the number of cars per hour could be much higher.  He thought that reviewing register receipts from a similar site with an “On the Run” store will provide better information.  He said that people making a right in and right out will not impact the site.  However, the travelers leaving the site and making a  left on Hanover Road will be a problem.

Mr. Staiger stated that Mr. Meth suggested some intersection improvements that they will research and consider. 
 Mr. Meth thought that a turn restriction should be studied since there is no separate left turn lane.

Mr. Novalis said that would essentially prevent anyone from accessing westbound Columbia Turnpike .  He said that would have a negative impact on the business and would lead to improper turn movements.

Gordon Meth also feels another option would be for restriping to make separate left turn lanes on Hanover Road opposing each other and having the other lanes be a through lane.  This will help the situation and streamline the traffic flow.
Mr. Azzolini agreed that was a good alternative .
Mr. Zeien asked if they considered the residential areas in the vicinity and if they would impact the site.

Mr. Staiger stated that they only focused on the a.m. and p.m. peak trip traffic.  He does not believe that residents would make a trip to the convenience store during commuting hours and therefore will have no impact to the site during those times.
Mr. Senesky stated that it is interesting that both traffic engineers relied on the same ITE trip generation manual, and yet reached different numbers.  He asked about the internalization rate that is quoted.
Gordon Meth replied that the ITE trip generation information uses numbers from the state of Vermont which has a low population in comparison to New Jersey.  These data samples are to help everyone but sometimes the samples do not reflect real life in a local area.  The traffic engineer must validate the numbers within an area for a localized rate.
Mr. Meth stated that register receipts from other “On the Run” convenience stores can be a definitive way to validate the number of trips.

The ITE identified an internalization rate of 12% of the combined counts for the two uses, meaning that 12% would be subtracted off the total number of trips for both uses so the same trip (gas and convenience store) is not counted twice.

Mr. Novalis suggested that the Exxon stations that are located in Roseland and Livingston be used for a study since they are both combined with a convenience store use.

Mr. Cannilla said that the meeting should be carried to allow some time for a further traffic study.  He called for a motion.
Mr.  Zeien made a motion to carry the application to the November 2, 2016 meeting without further notice or publication, second by Mr. Noss.

Roll Call:  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   9:50p.m.
Marlene Rawson
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