
Zoning Board of Adjustment

Regular Meeting Minutes

April 2, 2014
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, April 2, 2014 at 7:30p.m., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Jeffrey Noss, Vice Chairman
Mr. Lambert Tamin

Mr. Mark Iantosca

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

Mr. John Novalis (2nd Alternate) (8:00 p.m.)
Members Absent:

Mr. Michael Cannilla, Chairman

Mr. Russ Corrao 

Mr. James Gallina

Also Present:

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

Mr. Noss, Vice- Chairman called the meeting to order at 7:30 p.m.

Statement of Adequate Notice:

Mr. Noss 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 March 19 , 2014 Meeting.
Mr.  Iantosca made a motion to approve the minutes, second by Mr. Tamin .

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

Resolution of Approval:

1.
John Huang




Application #BOA14-4


5 Harvale Drive




front yard setback, excessive
 
Block 2305, Lot 5



building coverage

Applicant is seeking approval for a one story rear addition and a front portico.

Mr. Tamin 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.
William F. Ramonas Family Dynasty Trust

Application #BOA14-1

17 Woods End Road




excessive lot coverage,

 
Block 3004, Lot 5




building coverage

Applicant is seeking approval for excessive lot coverage in connection with the construction of a new home.

Carried  from March 5, 2014 meeting without further notice.

The applicant’s architect, Douglas Coleman, reviewed the pre-existing conditions of the lot.  He acknowledged that there were inconsistencies on the site plan that was previously presented.  The original engineer has been released, and another engineering firm was retained to prepare a new site plan.
Mr. Coleman also stated that the property owner contacted the adjoining rear homeowners about selling some of their land to him  but there was no interest.

Board Attorney Kurt Senesky informed Mr. Coleman that that there are only 4 eligible Board voters present tonight.  Should the application reach the point of a vote tonight, he would need at least 3 affirmative votes in order to be approved.  He can proceed with the continuance of his application and then determine whether he wants the vote tonight or not.

Mr. Coleman agreed to proceed with the application.

Brian McMorrow, civil engineer from Bohler Engineering, was sworn in and accepted as an expert.


A-1 (dated 4/2/14) – site plan with colorized non-conformities
Mr. McMorrow stated that the lot area and the lot width are non-conforming and cannot be changed.  The improved lot coverage on the new plan has been reduced to 36.7%.


A-2 (dated 4/2/14) – aerial exhibit of neighborhood.

A-3 (dated 4/2/14) – aerial exhibit of neighborhood with existing lot conditions highlighted.


A-4 (dated 4/2/14) –aerial exhibit of neighborhood with proposed lot conditions highlighted.
Mr. McMorrow stated that of the 16 lots in the neighborhood, 7 lots have less than 15,000 square feet.  Eight out of eighteen lots in the neighborhood have building coverage non-conformities.  Also, eight out of eighteen have excess lot coverage.

The excess building coverage percentages ranged from 15.5% to 21.3%.  The excess lot coverage percentages ranged from 31.2% to 45.2%  These calculations were based on digitizing footprints and then footprints, driveways, and patios on the Bohler aerial exhibit (A-2 dated 4/2/14).
Mr. McMorrow stated that the applicant requesting a building coverage of 20%.  They have concluded that the lot shape cannot be changed.  They have softened the impact and believe that the new plan is very compatible with the neighborhood.

Mr. Noss asked what the range of error is on the calculations done by the CAD software.  Mr. McMorrow said that it would be maybe one percent.
Mr. Coleman stated that he has done work on several of the homes that were included in the exhibit and the numbers are consistent with his records.

Mr. Senesky commented that some of the over-improvements noted on the area homes may have predated zoning or could have been completed without permits.

Mr. Coleman reviewed the changes to the site plan.  They reduced the size of the garage to 575 square feet from 625 square feet.  They moved the garage over slightly and reduced the driveway area.  They also removed a walkway and a patio.  The porch size has been reduced as well.
They also installed a sub-surface storm system which feeds into a drywell in the front.
Mr. Noss asked them to review the percentage changes.  They are as follows:




Existing

Original Plan

Revised Plan
Building Coverage
 21.8%


    19.5%*

       20%**
Lot Coverage

46.2%


    42%


       36.7%



*    excluding building overhangs
**  including building overhangs

Mr. Coleman stated that the negative criteria is that the current home is in disrepair. Since it is currently  set up as a two family dwelling, it is also not in conformance with zoning as it relates to use.

Mr. Noss opened the meeting to the public for comment.  Seeing none, he returned it to the Board for any final comments.

Mr. Iantosca verified that the side yard setbacks are in compliance at a minimum of ten feet.

Mr. Noss said that the revised plan is a good reduction in improved coverage and it creates more open space.  The garage size has been reduced, and the house size is not overly large.  The overhangs add square footage. Also worth noting is that if the lot was a conforming size, the coverage would be very close to compliant.  
Mr. Chiarolanzio stated that the revision shows a good reduction in coverage and a big improvement in the plan.

Other Board members agreed.

Mr. Noss confirmed with the applicant that they want the Board to vote on the application at this time.  He then called 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 approve the  application.

3.
David & Jan Leroux




Application #BOA-14-5


33 Puddingstone Way




expansion of non-


Block 3701, Lot 17




conforming front yard 









setback


Applicant is seeking approval for expansion of a non-conforming front yard setback in connection with a second  floor addition and a front portico.

Douglas Miller, the architect represented the applicant.  

 David Leroux, the applicant and  homeowner was sworn in.  
Mr. Miller stated that the applicant lives in a nice neighborhood but wants to improve his home.  As part of a large renovation project, they are redesigning the second floor and will add space over an existing attached garage.

The home is located in the former R25D zone and is existing non-conforming.


A-1 – existing setbacks, measured from the curb line.
Mr. Miller stated that the second floor addition will not intensify the current setback of 40.9 feet, however,  it will create a larger mass and creates the need for a variance.

There is a sanitary easement in the rear that prevents any building in the back.

The proposed portico will be constructed over the existing front stoop that is six feet in depth.  This will provide protection from weather exposure.  
Mr. Miller stated that the size is consistent with other homes in the area, and there is esthetic value gained by the portico.



A-2 – photo board of neighborhood homes

Mr. Senesky asked the homeowner about the deck that is over the sanitary easement in the rear.
Mr. Leroux stated that he was permitted to build the deck over the easement, but with the condition that should the Borough need to access the sanitary line, the deck would have to be removed at his expense.

Mr. Noss stated that the request is de minimis.  The enhancement of the home is impressive and he appreciates that it was done within the existing footprint.

There were no other comments by either the board members or the public.
Mr. Noss asked for a motion.

Mr.  Chiarolanzio 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 application.

On a motion duly made and seconded the meeting was adjourned at 9:00 p.m.
Marlene Rawson
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