
Zoning Board of Adjustment

Regular Meeting Minutes

November 20,  2013 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, November 20, 2013 at 7:p.m., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael Cannilla, Chairman

Mr. Jeffrey Noss, Vice Chairman
Mr. Russ Corrao 
Mr. Mark Iantosca

Mr. Martin Chiarolanzio (1st Alternate)

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

Mr. Lambert Tamin

Mr. James Gallina

Mr. Matthew DeAngelis 

Also Present:

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

Mr. Cannilla, Chairman called the meeting to order at 7:30 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 November 6, 2013 Meeting.
Mr.  Iantosca 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.

C – Variance:

1.
Martin & Josette Valenti


Application #BOA13-11


20 Elmwood Road



excessive lot coverage, excessive 
Block 4004, Lot 11



building coverage, side yard setback, 







fence height

Applicant is seeking approval for a shed, patio, walkways, and fence height.

Carried from the September 18, 2013 without further notice.

Mr. Cannilla asked Mr. Valenti if the numbers on the survey were verified since his last appearance.  

Mr. Valenti stated that he was not able to get a professional until recently.  He was unable to submit the new numbers and plans to the Board Secretary.

Mr. Valenti stated that the coverage numbers have changed due to an error in the calculation of the driveway.

Mr. Valenti also said that the rear fence that was on his neighbor’s property has been relocated onto his property.  In addition, he is proposing to remove some sections of pavers in order to reduce the coverage numbers.

Kurt Senesky stated that because there has been some moderate changes, the Zoning Board and the public should have had the opportunity to inspect and review the plans prior to tonight’s meeting.
Mr. Cannilla is concerned that in the event that the application is approved, someone could file an appeal of the ruling since the plans were not on file for the required ten days.

Jeff Noss asked how the public would know this since no new notice was required by Mr. Valenti.
Mr. Cannilla and Mr. Senesky both stated that the public has some responsibility to follow up on the application in the event that it is carried, however, if someone had called today and asked if there were any new plans on file, the answer would have been “no”.
Mr. Valenti asked if he could at least discuss the drywell since he has an engineer with him tonight.

Mr. Cannilla stated that we need this testimony if it is part of his positive criteria.  

Mike Sgaramella, Borough Engineer, stated that he will need to review the plan in order to comment and see what the capacity is and if it is appropriate.
Mr. Valenti understood the importance of waiting until the next meeting to continue his application.
Mr. Cannilla asked for a motion to carry the application.
Mr.  Noss made a motion to carry the application to the December 4, 2013 meeting without further notice, second by Mr. Chiarolanzio.

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

2.
Paul Fiorello




Application #BOA13-14


201 Brooklake Road



excessive lot coverage, building 

Block 2101, Lot 6



coverage

Applicant is seeking approval to construct an in-ground pool, patio, and cabana.
Mark Palus, licensed engineer and Paul Fiorello, homeowner, were sworn in.
The home is 12 years old located in the R-44 zone and has the standard improvements.  The homeowner would like to install an in-ground pool, patio area, and pool cabana.  

Mr. Palus testified that building coverage will increase to 10.21% with the addition of the cabana.  The improved lot coverage will increase to 33.17% as a result of the pool and patio.

The property is surrounded by wetlands and an undeveloped area owned by the Borough.  The wetlands will not be impacted by this project.  There is only one home that borders the property.  There exists a large landscaped buffer that completely screens the property from that home.
In response to questions, Mr. Palus stated that the deck was enlarged last year.  The cabana is proposed to be 673 square feet.  None of the improvements have been made yet. They are also planning to install a seepage pit to recharge the storm water.  
Mr. Novalis asked what they will be using the cabana for.  He asked if there is a limit on the size of an accessory building.
Mr. Sgaramella stated that accessory buildings are limited to 600 square feet.

Mr. Fiorello said that it will be used for pool equipment and furniture storage, and possibly bathrooms.  They are considering installing a TV and a refrigerator.

The cabana will be one story and 15 feet high, all conforming.  The roof overhangs have been included in the coverage.

Mr. Cannilla stated that this is a very large cabana and size of a three car garage.  There is also a large amount of paver area.  This can be a very challenging application when there are significant coverage numbers.
Mr. Fiorello stated that he would reduce the cabana size enough to eliminate the variance needed for it.  This will also reduce the impervious coverage slightly.

Mr. Cannilla also said that the patio is quite large as well and wondered whether all of this area is really necessary.  He thought that maybe the homeowner did not understand the actual  size of it. 

Mike Sgaramella indicated that a tree removal permit will need to be completed and there could be a replacement issue.

Mr. Sgaramella does not think that the deck is included in the improved coverage.

Mr. Palus stated that he called the municipality and was told decks were not included.  He stated that the deck is not included in the impervious coverage numbers.  This is 1741 square feet and adds 4% more coverage to the reported total.

Mr. Palus asked what the comfort level of the Board is when considering coverage.
Mr. Cannilla responded that it is very difficult to answer that.  The Board has even kept small lots to single digits percentages.  

Mr. Senesky added that he has never seen 12% be approved by this Board.

Mr. Noss stated that variances run with the land.

Mr. Palus stated that it may be best if they re-group and re-think the project.  He stated that this is a unique property since it is isolated from most homes and surrounded by wetlands.

Mr. Cannilla said that while this may not impact the neighbor right now, the increasingly large storms could create an overload.

Mike Sgaramella said that the seepage pit will delay the flow into the adjacent wetlands.

The property is pitched towards the wetlands and not toward the neighbors.

Mr. Cannilla said that other applicants have found creative ways to reduce coverage including removing portions of existing large driveways.
Mr. Novalis said that the pool idea is great; however, his opinion is that the hardscape should be somehow minimized.  The cabana and be reduced in size as well.  
Mr. Senesky told the applicant that the Board cannot dictate what he should do.

Mr. Noss asked if the lighting from the proposed cabana would affect the neighbor and the applicant said “no”.

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

Both Mr. Fiorello and Mr. Palus stated that they would like to carry the application to a future meeting and revise the plans.

They were reminded that the revisions must be submitted to the Board Secretary at least 10 days prior to the meeting.

Mr. Cannilla called for a motion.

Mr. Chiarolanzio made a motion to carry the application to the January 15, 2013 meeting without further notice, second by Mr. Corrao.

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

3..
Brian & Jennifer Campbell


Application #BOA13-17

17 Puddingstone Way



excessive lot coverage


Block 3702, Lot 22

Applicant is seeking approval to construct an in-ground pool.

Brian Campbell and Derek Burdon, pool builder, were sworn in.
Mr. Campbell and his family moved into town about a year ago.  Mr. Campbell stated that at the time, they were told that all homes in the neighborhood were over on building coverage when they were built.
Mr. Campbell stated that he and his wife would like to install an in-ground pool.  In addition, they want to remove and existing deck and replace it with a patio that will also surround the pool.

Mr. Campbell explained that he has two daughters who suffer from severe eczema and cannot go into chlorinated pools.  This pool will be a saltwater pool.

Mr. Cannilla wanted verification that the lot coverage numbers on the plan are correct.

The plan calls for a 15 ft. x 30 ft. pool and a 36 square foot spa.  The deck will be removed but replaced with a patio.  A landing must be incorporated as well.  The walkway on the side of the home will be removed.  Currently this is included in the coverage numbers that have been submitted.  The removal of this walkway will somewhat reduce that number.

Mr. Cannilla said that the plan seems to indicate that the walkway will be removed and a replacement walkway will be installed.  The engineer drew a new walkway on the plans.
Derek Burdon stated that there is no new walkway being proposed.

Mr. Cannilla gave some background on the neighborhood.  He stated that this is an old R-25D zone.  The entire tract was divided up into seventy lots, many of which are undersized, but with a larger home being permitted at the time.

Mike Cannilla stated that he is concerned with the proposed square footage of lot coverage. The percentage is quite high and this presents a challenge.   There is a large addition in the rear of the home that has affected the building and lot coverage.  He is not sure whether a variance was granted for this addition.  

Mr. Campbell said that all building permits were properly filed.

Mr. Cannilla said that the numbers on the plan must be corrected so that it is accurate.

Mr. Cannilla wanted confirmation that the building coverage number is correct.

Mr. Sgaramella stated that there will need to be at least a 3 foot landing when you come out of the home and onto the patio.
Mr. Cannilla said that must all be included in improved lot coverage numbers. He also said that there is excessive lot coverage as the property currently exists and this plan further impacts those numbers.
Mike Sgaramella also stated that there are no means of an overflow to capture the storm water.  There should be an overflow pipe to run out to the corner of the back lot.  There are swales in the back area.   They could also direct the overflow to the street if the overflow structure was placed on the side of the home
Both Mr. Campbell and Mr. Burdon stated that they would like to re-examine the plan and review some options to reduce coverage.  Reducing the width of the walkway will help.

The will submit plans at least 10 days prior to the scheduled meeting date.

Mr. Cannilla opened the meeting to the public.  Seeing no questions or comments, he closed the meeting and called for a motion.
Mr. Iantosca made a motion to carry the application to the January 15, 2013 meeting without further notice, second by Mr.Chiarolanzio.

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 9:20 p.m.
Marlene Rawson






November 20, 2013
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