
Zoning Board of Adjustment

Regular Meeting Minutes

February 4, 2015
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, February 4, 2015 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. James Gallina

Mr. Mark Iantosca

Mr. John Novalis 
Mrs. Peggy Simmons (1st Alt.)
Members Absent:
Mr. Martin Chiarolanzio
Mr. Rick Zeien (2nd Alt.)

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

Mr. Cannilla, Chairman called the meeting to order at 7:00 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 January 21, 2015 Meeting.

Mr.  Gallina made a motion to approve the minutes, second by Mr. Iantosca.
Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
1.
Adam Schmit




Application #BOA14-18


31 Village Road




excessive building coverage


Block 2801, Lot 33

Applicant is seeking approval for excessive building coverage in connection with the construction of an addition.

Mr.  Iantosca made a motion to approve the resolution, second by Mr. Gallina..

Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.
C – Variance:
2.
Peter Bronsnick




Application #BOA15-2


3 Farr Lane




fence violation


Block 2201, lot 3

Applicant is seeking approval to install a 6 foot, solid fence in the front yard.

Applicant requested an adjournment of the application until the March 4, 2015 meeting for public notice compliance.
Mr.  Iantosca made a motion to carry the application to the  March 4, 2015 meeting, second by Mr. Novalis. 
Roll Call:  On a roll call vote all members present and eligible voted to carry the application.
3.
Matt & Caitlin Brown



Application  # BOA15-3


82 Edgewood Road



front & rear setback violation


Block 2408, lot 13

Applicant is seeking approval for expansion of a pre-existing non-conforming structure and front and rear setback violations, in connection with the construction of multiple additions.

Matthew Brown, applicant and owner, and Nick Bensley, Register Architect, were sworn in.

Mr. Bensley stated that the owner is looking to renovate the home which is the original split level home that was built in the early 1950’s.   The first floor will include expanding the dining room, kitchen, adding a family room and a two car garage with a second floor master bedroom.


A-1:
photo exhibit of neighborhood and area homes



A-2:
tax map of property

Mr. Bensley described the lot conditions.  The home is situated on a corner lot and placed at a 45 degree angle.  It is an oversized lot, however, the original home is not centered on the lot, but placed more to one side. It is considered  pre-existing, non-conforming because it is 25 feet from Briarwood Road.

Mr. Bensley felt that there is a hardship due to the fact that there are two front yards, and especially one that is already non-conforming from its inception.  His clients want to update the home and the proposed design is a cottage style.  They believe that the improvements will not only benefit them, but will enhance the neighborhood of which many properties are undergoing redevelopment.
Board Attorney Kurt Senesky stated that although a corner lot is not necessarily a hardship, in this case, the circumstances concerning the location of the existing dwelling could be considered a hardship.

Mr. Bensley stated that the front yard setback relief  that is requested will not worsen the existing non-conforming condition.  He is requesting a variance of 37.7  feet where 40 feet is required on the Briarwood Road frontage.  He stated that homes along Briarwood have a variety of setbacks and this would not change the character of the area.

Mr. Bensley stated that reducing the width on that side in order to conform to the setback requirement would negatively affect the proposed interior floor plan and flow of the home that he is trying to achieve.

He confirmed that all overhangs as well as the shed are included in the building and lot coverage numbers which are under the limits.

Mr. Bensley continued that the Edgewood Road frontage is currently compliant, and they are asking for front yard setback relief of 3 feet.  He stated that the relief would be  for the first floor garage addition only; the second floor master bedroom addition is set back and would comply.  
There were questions about the need to move the garage forward when the area already complies.  Mr. Bensley stated that the rear of the home as designed would not align properly if he conforms to the front setback.  

There is also rear setback relief that is needed.

Mr. Cannilla stated that he is very impressed with Mr. Bensley’s  plan and the creative use of the existing property.  But he is concerned with the number of variances and there was discussion on different ways to slightly reduce the setback violations, particularly the garage/master bedroom addition.  He encouraged them to look again to see if there was some way to reduce the number of variances needed.
Mr. Novalis said that corner lots are very difficult to work with but he also loved the design as well.  He also hoped that Mr. Bensley could find a way to reduce the variances.
Mrs. Simmons, Mr. Iantosca and Mr. Gallina also were quite pleased with the design, but would be more comfortable if the garage side was made to conform.
Mr. Noss also appreciated the design.  He felt that the building coverage is reasonable and he is not that concerned with the garage placement.  He finds it unfortunate that so many newly built homes are extremely large with no variances needed.  Yet with this smaller scale project, the variance process is necessary.

Mr. Brown who is the owner said that he wants the house to fit in with the neighborhood and also be functional for them.

Mr. Bensley asked the Board for a 5 minute break to confer with his client.
After the break, Mr. Bensley stated that his client has agreed to re-design the project to eliminate the front yard setback variance on the Edgewood Road side.  
The requested variances now are as follows:

37.7 feet  proposed where 40 feet is required (Briarwood frontage)

47.1 feet  proposed where 55 feet is required (rear yard setback)

There were no other questions or comments from the Board or the public.

Mr. Cannilla asked for a motion.

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

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 8:30p.m.
Marlene Rawson






February 4, 2015
Board Secretary
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