
Zoning Board of Adjustment

Regular Meeting Minutes

April 17, 2013 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, April 17, 2013 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. James Gallina
Mr. Mark Iantosca

Mr. Matthew DeAngelis
Mr. John Novalis (2nd Alternate)

Members Absent:

Mr. Martin Chiarolanzio (1st Alternate)

Also Present:

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

Mr. Cannilla, Chairman called the meeting to order at 7:30p.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 April 3 , 2013 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.

C – Variance:


Johan Hedberg


Application BOA13-5


20 Indian Lane



excessive lot coverage, 
building coverage,  
Block 3201, Lot 10


setback (for shed)

Applicant is seeking approval for an in-ground pool, pool surround, and shed.


The applicant was represented by James Foerst, Esq.  He introduced Greg Spadoro, who is a landscape architect.

Chairman Cannilla asked if a professional engineer would be providing the  engineering testimony.  
Mr. Spadoro stated that although he is not an engineer, he is experienced in these types of projects and is comfortable giving testimony as it relates to storm water management.

Chairman Cannilla said that because there is no P. E. present, any engineering testimony Mr. Spadoro provides would be questionable.

Mr. Foerst reminded the Board that the variance relief is not for storm water management and he did not think that he needed an engineer for the hearing.  He felt that once the application is approved, the storm water management would be dealt with by the engineering department.  He simply wanted the Board to be aware that they have a storm water management plan in place.
Mr. Spadoro reviewed the site plan.  He stated that similar sized lots surround the applicant's lot.  He stated that although the home is located in the R-44 residential zone (l acre bldg. lot), the lot size is undersized for the zone, at only 18,000sf  which is less that 1/2 acre.  He said that he believed the lot was part of a 2 lot subdivision at one time.  It was purchased by the client in September 2012.
The existing coverage conditions are building coverage of 9.6% (10% limit), and total lot coverage of 24.9% (25% limit).



A-1 - photos of existing property 
There is minimal landscaping existing.  The property is sloped from north to south where there is a 25% grade change.  



A-2 - colored rendering of proposed site plan

Mr. Spadoro described the proposed improvements.  

The plans include the installation of a 10x12 shed to store outdoor furniture and pool equipment.  The size of the shed results in the excessive building coverage.  The shed location is proposed to be near the northwest corner of the rear yard, and would be placed 5 ft from the property line where 20 ft is required (2 variances).
Mr. Spadoro stated in order to comply with the building coverage limits, the shed could be no larger than 7x10, which is quite small and not practical.
With regard to the set back relief sought, he said that if the shed was placed inside of the setback of 20 ft, it would be almost in the center of the grassy yard area of the proposed plan.
The pool will be 653 sf., and the attached spa  is 37sf.  The pool deck and patio are 1300 sf.  There will be a semi-circular stair from the house to connect to the patio.
There will be a decorative 4 ft. pool code fence surrounding the property.  There will be a buffer comprised of mixed evergreens, and deciduous shrubs.
Mr. Spadoro stated that the proposed building coverage is only slightly over the maximum (3%).  Regarding the lot coverage, if the lot was conforming, then no variance would be needed.
The proposal consists of a total of 2261 sf. of lot coverage over what is permitted.

Mr. Spadoro noted that a drainage plan was submitted that will accommodate the additional runoff via an underground chamber system and drywell.  He stated that this was discussed with the Borough Engineer and he recommended this.

Mr. Cannilla stated that any storm water management calculations must be certified by an engineer.

Mr. Foerst and Mr. Spadoro both stated that the calculations were basic; they did not think that they needed a professional engineer.  However, they will provide one if necessary.

Mr. Foerst added that the testimony on storm water management was introduced so that the Board knows that it has been addressed.
Mr. Foerst reviewed the benefits and detriments.  The detriment is an increase in lot coverage.  The benefits are additional landscaping that will improve air quality, make the lot visually desirable and compatible with other homes in the neighborhood.  There will be no impact to the municipal facilities or traffic from this project.
The shed will be shielded from the adjoining lot with heavy landscaping, and the runoff will be managed by a drainage system.

Regarding the comment about the shed location, Mr. Cannilla stated that the shed would in the middle of the yard on the proposed plan, but that is not an existing condition.

Mr. Foerst stated that an additional hardship is the fact that his client purchased the home not knowing that they were maxed out on coverage.  The lot is extremely undersized for the zone.  This lot size of 18,000sf. must comply with the requirements for a 44,000sf. lot size.
Mr. Spadoro stated that the entire project would be compliant if the lot was conforming.  Mr. Cannilla clarified that landscaping is permitted as per the ordinance.
Mr. Senesky said that lot size is not a legal hardship.

Mr. Cannilla gave examples of legal hardships and he explained the cluster development that the property is located in.  He stated that they must present planning testimony for this application.
Mr. Senesky noted that a 50% increase over what is permitted has never been granted by this Board.  He recommended that the project be scaled down.  He advised against hiring a planner and engineer if they are not going to reduce coverage.

Both Mr. Senesky and Mr. Cannilla informed the applicant that they can choose to carry the application to a future meeting without further notice.  This way they will have time to speak to an engineer and come back with a different plan.
Mr. Cannilla acknowledged that many homes are currently being built using the total allowable amount of building coverage, leaving no room for any additional improvements.  He said he is very sympathetic to this, but it does not justify a legal hardship.
Other board members agreed that the coverage is excessive.  Many pointed out that the patio looks too large and imposing.

Mr. Novalis suggested eliminating the patio and going with just a walkway.  He also stated the shed is too close to the line and if he was the neighbor, he would object to this.

Chairman Cannilla opened the meeting to the public.  Seeing no questions or comments, he closed the meeting to the public.  
Chairman Cannilla asked Mr. Foerst if he wants the matter carried to a future meeting.  

Mr. Foerst asked that the application be carried to the May 1st meeting.  If they need more time, they will advise the Secretary prior to the meeting.
Chairman Cannilla called for a motion.
Mr.  Iantosca made a motion to carry the application to the  May 1, 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.

On a motion duly made and seconded the meeting was adjourned at 8:45p.m.
Marlene Rawson






April 17, 2013
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