
Zoning Board of Adjustment

Regular Meeting Minutes

February 19, 2014
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, February 19, 2014 at 7:30p.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. Mark Iantosca

Mr. Matthew DeAngelis 
Mr. Martin Chiarolanzio (1st Alternate)

Mr. John Novalis (2nd Alternate)

Members Absent:

Mr. James Gallina

Also Present:

Mr. Stephen Geffner, Esq., Board Attorney
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 January 15, 2014 Meeting.
Mr.  Iantosca made a motion to approve the minutes, second by Mr. Corrao.

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

Resolution of Approval:
1.
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.

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

C – Variance:

2.
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 December 4, 2013 without further notice.
Rescheduled from the February 6, 2014 meeting (cancelled).

The applicant requested that the matter be carried to the March 19, 2014 meeting  without further notice.
Mr. Noss wants the record to reflect that he wants to hear the application on March 19, 2014.
Mr. Iantosca made a motion to carry the application to the  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.

3..
William F. Ramonas Family Dynasty Trust
Application #BOA14-1

17 Woods End Road




excessive lot coverage


Block 3004, Lot 5

Applicant is seeking approval for excessive lot coverage in connection with the construction of a new home.
Rescheduled from the February 5, 2014 meeting (cancelled).

Applicant has requested to be carried to the March 5, 2014 meeting without further notice.
Mr.  Iantosca made a motion to carry the application to the  meeting without further notice, second by Mr. Noss.
Roll Call:  On a roll call vote all members present and eligible voted to carry the application.

4.
John Novalis




Application #BOA14-2


74 Roosevelt Blvd



front yard setback


Block 2906, Lot 38

Applicant is seeking approval for construction of a portico over the front porch.

Mr. Novalis recused himself from the matter.

Mr. Novalis stated that the application is for the addition of a portico over the front porch.  This is part of a larger landscaping improvement project that he is undertaking.


A-1, A-2 – photos of the existing front steps and porch  

The front steps and porch are deteriorating and in need of replacement.  The current front yard setback is an existing non-conforming 38.9 feet.  With the addition of new steps, porch, and portico, the setback would become further non-conforming at 33.72 feet.
Mr. Novalis stated that the 4 ft. X 60 ft. front walkway has been removed and replaced with loosely set bluestone slabs.  As well, all drainage has been routed to the storm sewers.

Mr. and Mrs. Novalis want to upgrade their home to further complement the neighborhood which is undergoing revitalization.  They also wish to have shelter from the weather elements in the front entrance area.  The new improvements will increase the value of their home in the event that they choose to sell the home at some future point
Mr. Cannilla gave a brief history on the issue of covered porticos.  The Governing Body added a provision in the ordinance for this noting that there is a benefit to adding these to homes.  There was a generic size that was used in the ordinance and this plan is slightly over what is permitted.
Mr. Novalis stated that the allowable size would be too small in proportion to his home.

Mr. Cannilla said that there is only a front yard setback variance needed and the storm water has been managed.

Mr. Chiarolanzio said he thinks the portico will look very attractive on the home and all members agreed.

Mr. Geffner stated for the record that there is no detriment to the zone plan.

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 approve the application, second by Mr. Tamin.

Roll Call:  On a roll call vote all members present and eligible voted to approve the application. 
Use Variance, Preliminary & Final Site Plan 
5.
FDU – Theatre Classroom


Application #BOA14-3


145 Park Avenue



D variance, site plan with c variance


Block 1301, Lot 1

Applicant is seeking approval for upgrades to a theatre classroom and other related improvements.

Brian Burns, Esq. represented the applicant.  The application is for a renovation and enhancement of existing classroom space in what is known as the “Barn”.
He introduced the following witnesses and they were sworn in:

· Tony Diggan – Bohler Engineering

· Michael Farewell – Fairwell Architecture

· Peter Woolley -  FDU Provost

· Paul Ricci – Licensed Professional Planner

Tony Diggan explained the location of the project.  The Barn is located on the westerly side of the campus close to the Public Safety Building and near the railroad trestle.

Exhibit A-1 – aerial photograph of campus


Exhibit A-2 – demolition plan


Exhibit A-3 – colorized site plan

The building will be demolished and rebuilt on the same building footprint.  The plaza will be landscaped and planters added, new steps and ramp, and also new outside architectural light fixtures.  The light design will make it safe for pedestrians and will not impact adjacent property.  Storm water management is unchanged.
A new sidewalk will be installed in the rear of the building.
A de minimus lot coverage excess of 242 square feet resulted by the shifting of a planter to the front of the building.

The area is accessible from campus by the existing walkway.

Mr. Diggan referenced Mike Sgaramella and Bob Michaels reports and acknowledged all comments.


Exhibit A-4 – light pole fixture and  foundation plan
The shoeboxes will be removed when the plans are updated.

Mr. Cannilla asked if the walkway is handicapped accessible and they confirmed that it is 37 inches wide.

Mr. Diggan also stated that the paved asphalt drive will be used to access the building.

Mr. Cannilla asked if the walkway could go straight to the building entrance instead of having to walk into the drive aisle and around the corner.

They agreed to install a ramp for direct access to the building entrance.

Michael Fairwell who is the architect and planner described the floor plan.


A-5 – colored rendering of the building

The plan is for a renovation and addition to the existing building for academic use.  It will have small teaching classes and contain the black box theatre which can be configured in many different ways.
The maximum occupancy will be less than 50 people which designates it as classroom use.

Mr. Fairwell described the artist’s rendering and added that there is an outside mechanical room that will have condenser units.  The drawing will be revised to show this location.  

The theatre room will be about 1500 square feet and have 34 seats that are unfixed.  There will be small presentations held there but it is being treated as an assembly area, and a classroom by building code.  Ingress and egress provisions will be included and it is fully sprinklered.

Dr. Peter Woolley, FDU Provost described the use.  It is an essentially a classroom with multiple uses, but primarily acting uses.  The students need a practice space and a related  homework area.  This is how the space was always used.
Dr. Woolley noted that the space is small and as such, public performances are held at Dreyfuss Theatre or another venue.  This space would be primarily used for the students and faculty and is not historically utilized by the public.

Attorney Brian Burns reiterated that this is not a new activity; it has been on campus for many years.

There is a nearby parking lot at the library building that is accessible to the public.

Dr. Woolley stated that there are also some parking spaces in the vicinity of the public safety building for a handicapped space.
Brian Burns said that they can stripe a space by the building specifically for handicapped use.

Mike Cannilla said that as long as they are comfortable that a space can be found and it is approved by Borough Engineer Mike Sgaramella, then the Board is fine with it.

Brian Burns agreed and said they will comply with the code and confirm the spot location with Mike Sgaramella.

Regarding signage, Brian Burns stated that it is the position of FDU that it is unregulated.  All signs are modestly sized, and not visible from outside of the campus.   The buildings must be identified for students and visitors.  The signs are non-illuminated and mounted above the door.
Mr. Cannilla said that he realizes that the university has been there a long time but he considers the campus at least “quasi” public, and he disagrees that signage should be exempt from regulation.

Bob Michaels also agrees that the signage should be regulated.  The ordinance refers to “general public” and he feels that it would include students and campus visitors.  He noted that the Borough regulates signage in corporate campuses and it should be the same for the university campus.  He also feels that due to the fact the campus is located in a residential zone,  and as such, all signs that are necessary for a college campus would likely require a variance.  

Brian Burns stated that the sign issue has been dealt with haphazardly in past applications.  He said that the sign would probably be 8 square feet, but definitely no larger than the maximum allowed size of 16 square feet that is permitted in commercial areas.  He also said that the ordinance provides an exemption for signs not more than 16 square feet for public, charitable or religious institutions.
Mr. Cannilla said he would rather manage the variance to keep it equitable.  He has no problem with an 8 square foot sign , however,  the Board would want to see the sign plans if it is larger than that.

Brian Burns re-iterated the University’s position that it is not a public place, however, they will include the 8 square foot sign variance as part of their application.

Paul Ricci, the applicant’s planner, provided testimony.


A-6 – campus map and photos of the barn

Mr. Ricci explained that the application is for a D variance for expansion of a non-conforming use, improved coverage and a variance for an 8 square foot sign.
It meets the positive criteria in that the university is an inherently beneficial use.  The 2005 Florham Park Master Plan recommended that the universities located within the Borough be placed in their own zone.

As such, these variances are stemming from the current zoning of the property which is residential.

70% of the University is open space.  The additional lot coverage is de minimus.  

The sign would comprise 2.66% of the facade area.  

The project will improve and maintain the facilities.  It will improve accessibility to the site.  They are not changing the footprint; just modernizing it so there is no detriment.  The sign will not be visible to any neighboring properties so there is no negative impact.

Mr. Cannilla asked about the blacktop area by the barn and how many cars would be able to fit there.
It was stated that the area was used to house machinery, public safety, and dumpsters.  Approximately 10 cars would be able to fit on each side if striped.
Mr. Burns stated that their testimony is completed.

Mr. Cannilla opened the meeting to the public for questions or comments.  Seeing none, he closed the meeting and asked for some final comments.

Mr. Geffner reviewed the conditions sought:

· handicapped ramp rotated 90 degrees

· HVAC units must be shown on the drawings

· remove the shoebox from the lighting detail

· include a variance for an 8sf. sign.

· add a handicapped parking space.

All other Board members agreed that they like the plan as presented.

Mr. Cannilla asked for a motion.
Mr. Iantosca made a motion to approve the application, second by Mr. Chiarolanzio.

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 9:45p.m.
Marlene Rawson
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