
Zoning Board of Adjustment

Regular Meeting Minutes

April 15, 2015
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, April 15, 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. Mark Iantosca

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

Also Present:
Mr. Kurt Senesky, Esq., Board Attorney
Mr. Robert Michaels, Board Planner
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 April 1, 2015 Meeting.

Mr.  Iantosca made a motion to approve the minutes, second by Mr. Noss.
Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes.
Resolution of Approval:
1.
William & Heather O’Day



Application # BOA 14-16


43 East Madison Avenue



excessive building coverage

Block 3504, Lot 5

Applicant is seeking approval for excessive building coverage for a two story addition.
Mr. Noss 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.
2.
Sabastiano Bassolino



Application # 15-5


8 Elmwood Road




building coverage, lot coverage


Block 4004, Lot 5

Applicant is seeking approval for the construction of an addition.

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

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

3.
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.

Mr. Iantosca made a motion to approve the resolution of denial, second by Mr. Chiarolanzio.
Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.
C-Variance:
4.
Universal Institute




Application # BOA15-6


9 Woodbine Road




building & lot coverage, rear yard 


Block 3701, Lot 41




setback
Applicant is seeking approval for the construction of a deck system and ramp.

Carried from the March 18, 2015 meeting without further notice or publication.

Applicant requested to be carried to the June 3, 2015 meeting without further notice or publication.

Mr. Iantosca made a motion to carry the application to the  June 3. 2015 meeting without further notice, second by Mr. Novalis.

Roll Call:  On a roll call vote all members present and eligible voted to carry the application.
C – Variance:
5.
Seth & Aimee Clifford




Application #BOA 15-7


88 Roosevelt Blvd.




front & rear yard setback,


Block 3302, Lot 32




excessive building coverage

Applicant is seeking approval for the construction of multiple additions.
Chairman Michael Cannilla recused himself from this application.  Jeffrey Noss, Vice Chairman, presided over this application.

Seth Clifford, homeowner, and Jimmy Clifford, builder, were sworn in.

Seth Clifford stated that the home is a small cape cod style.  He has a growing family and they need more space.  He wants to stay in town.  He acknowledges that the plans involves a significant expansion over what is existing.

The requested building coverage is nearly 4% over what is permitted.  The home is situated more to the right side of the property and has an existing non-conforming side yard setback of 6.7 feet on that side. There are no plans to expand that side of the home.

The detached garage on the left side will be removed.  A large addition will be constructed on the left side of the home.  It involves a two car garage that is 24 x 24 ft with a master bedroom over the top.  Behind the garage will be a family room.  The side yard setback of 10 ft will be met.
It will have a basement.  It was noted that the soffits are one foot wide and they count towards building coverage.  They also need room for the stair case.

Mr. Noss stated that the master bedroom is quite large and asked how they can justify this variance.

Mr. Iantosca asked if they considered shrinking this addition.  The percentage over what is permitted is significant.

The applicant responded that they need  22 feet for the garage  and they also need the family room space.  He does not want to outgrow the home in a few years.

The plans also call for a front porch.  The applicant stated that his wife really wants this room.  In addition to adding to the building coverage, the  porch further intrudes into the front yard setback.

Jimmy Clifford asked if eliminating the porch would make the application reasonable.  He said that they could just construct a small portico over the steps.

The meeting was opened to the public.

Patrick Blair, 6 Roosevelt Blvd.  Where is the water going to go from the addition?  It is already very wet on that part of town.

Jimmy Clifford explained that the roof water will be captured in a drain.  

The Board also explained that a surface grading plan is required to be filed for any addition and it will be reviewed by the Borough Engineer.

Mr. Chiarolanzio stated that he sympathizes with the applicant needing more room.  But he recommends in order to lessen the variance, the overhangs could be made to be 6 inch overhangs instead of one foot.  This will decrease the building coverage.  He also suggested getting rid of the porch in order to further decrease the coverage.  He stated that while the idea of one is nice, the reality is people really don’t use them, especially once the bugs come out.

The applicant agreed to re-visit the plan and discuss some compromises.  They asked to be carried to the May 6, 2015 meeting without further notice or publication.

Mr.  Iantosca made a motion to carry the application to the  May 6, 2015 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.
Chairman  Cannilla returned to preside over the meeting.
D- Variance:

10.
N.Y. SMSA Limited Partnership d/b/a Verizon Wireless
Application #BOA-15-9

177 Columbia Turnpike




non-permitted use, height variance
Applicant is seeking approval for rooftop installation of an FCC licensed stealth Small Network Node.

Frank Ferraro, Esq. represented the applicant.  The witnesses were sworn in.  They are Marjorie Roller, architect, Adam Feehan, radio frequency specialist, and David Karleback, planner.
The request is for a small network node communications facility that will be housed in a faux stealth chimney and will also include two 24’ antennas.

Mr. Senesky stated that the height of the equipment is a “c” variance as long as it is less that 10% over the height limitation in the code.

Ms. Roller gave an overview of the existing conditions of the retail shopping mall.  It is in the B-1 zone and this use is not permitted there.  They plan to add a small network node in a chimney on the rooftop of the mall.  The actual equipment will be in an upstairs room that they leased.
The chimney will be 3 ½ ‘ X 2’10” and the antennas will be mechanically attached and  enclosed in this chimney.  It will be wind load compliant.  There is no other coverage involved and no exterior cables.  

The Fire Department comments will be addressed.  All bulk requirements comply other than the height.  The equipment will be remotely monitored and the interior equipment will be monitored  on site once per month.

There is a plug for a generator that will be installed on the exterior of the building.  This is for an emergency generator that can be brought to the site in case of a prolonged power outage.
Ms. Roller stated that this chimney will be used for Verizon only and no other carriers.

With respect to questions on noise, Ms. Roller explained that the generator will only be used for emergency purposes and in this regard, noise regulations do not apply.

There were questions about where the portable generator would be placed.  Ms. Roller stated that the adjacent sidewalk or the closest parking space would make the most sense.  It is not that large and will only be utilized in the case of a prolonged power outage.  The Board members felt that it would be better to move it to the west side of the building where it would be in alignment with the landscaped area.  The plug would need to be moved closer and the conduit run under the sidewalk to the site.

Ms. Roller stated that they will agree do this.

A-1:
LTE 700 capacity chart of the water tower site

A-2:
FP Route 510 small cell location

A-3:
FP Route 510 small cell location with coverage

The Radio Frequency Engineer, Adam Feehan, stated that the coverage capacity is deficient.   He described the exhibits.

Exhibit A-1 is a graph of data usage.  Data usage is growing and the service becomes slower when it is at capacity.

Exhibit A-2 is a Google Earth shot  of the B-1 Zone.  This is a very high usage area.  The location is ideal for this facility since the building is higher than others in the area.  Also, a site that is close to the user area is what is needed.

Exhibit A-3 is a depiction of the proposed coverage area.  This area is a commercial corridor and a boost in signal coverage is necessary.  It will target the business area because of the heavy data use.
The facility will operate well below the FCC limits.   It will double the existing capacity and it is the best and most state of the art technology to date.
The chimney will be mechanically fastened to the building and subject to the approval of the Borough Engineer.  The  applicant also agreed to a pre-construction meeting with the Borough Engineer and Fire Chief.  
Mr. Ferraro stated that this is also critical to EMS services that use them.

David Karlback, Planner, gave a review of the existing site tenants and the area.  There is no land disturbance proposed.  The height of the communications facility is necessary to effectuate the use.  There is a federal mandate for seamless coverage.

Regarding the proofs for the D variance, Mr. Karlbach stated that the proposed antenna promotes the general welfare in that it services the public with prompt and reliable communications.  He explained the 4 Step Balance Test.

· The public interest is served. Mobile phones are needed for EMS and other vital services.

· The site is particularly suitable for the proposed use and a new cell monopole would not be necessary.

· Reasonable conditions are imposed.  Safe and secure wireless communications will not impact the zone plan and it is not in conflict with the Master Plan.
· It has no detrimental affects to the public rather, the public will benefit.  There are no visual impact issues since it is all concealed.  The height request is minimal;  only 1.75 feet over the limit.

When asked if more antennas could be added to the water tower, Mr. Karlback explained that the antenna must be closer to the area it is servicing.  If another were placed at the water tower, the antennas would only be in conflict with each other.
The Applicant agreed to relocate the faux chimney to balance the roof top appearance in the event that another antenna was needed in the future.

Mr. Senesky stated that he agrees with the legal aspects that the Planner testified to.

Mr. Cannilla concurred that a small network node is better suited for this area.

Seeing no other questions or comments from the Board or the Public, Mr. Cannilla called for a motion.
Mr. Noss made a motion to approve the application, second by Mr. Iantosca.
.

Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.
On a motion duly made and seconded the meeting was adjourned at 9:40p.m.
Marlene Rawson






April 15, 2015
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