
Zoning Board of Adjustment

Regular Meeting Minutes

May 15, 2013 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, May 15, 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. Martin Chiarolanzio (1st Alternate)

Mr. John Novalis (2nd Alternate)

Members Absent:

Also Present:

Mr. Kurt Senesky, 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 May 1 , 2013 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.
Rajesh Mani & Mini S. Nair

Application #BOA13-6


12 Puddingstone Way


excessive lot coverage


Block 3703, Lot 18

Applicant is seeking approval for construction of a deck
Mr. Senesky verified that the revised calculations of the project that indicate the maximum improved coverage to be 32.8% have been received.
Mr. Iantosca made a motion to approve the resolution, second by Mr. Chiarolanzio.
Roll Call:  On a roll call vote all members present and eligible voted to approve the resolution.

C – Variance:

2.
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 Forest, Esq.  He stated that the application has been amended and a new notice was published as well as sent by certified mail to the property owners.

Mr. Senesky verified with Mr. Foerst that the application is a continued application and not a new application.

Mr. Foerst explained that there have been some changes made to the application as a result of the feedback from the Board at the last hearing.  

There is no setback variance needed for the shed anymore since they have moved it to behind the setback line.  However, they will need an additional variance for a 2nd accessory structure resulting from the addition of an unattached deck.
Mr. Foerst stated that the drainage reports were reviewed by Michael Sgaramella, Borough Engineer, and they will comply with his comments.

Greg Spadoro, landscape architect, briefly reviewed the old plan, and then described the new plan.



A-3 – colored version of the new site plan dated 5/3/13
The shed has been reduced in size to 8ft x 12ft.  It has been moved closer to the driveway and now complies with the ordinance.  It is constructed on gravel for more permeability.
The fence surrounding the rear property is a 6ft high compliant fence.

The size of the pool has been reduced from 653sf to 378sf.  The attached spa has been eliminated.  A detached spa will now be located on the deck.

The 3ft by 5ft pad for mechanicals will be located by the deck.

The 1303 sf. concrete patio has been changed to a concrete paver patio that is now 372 sf. for more permeability.
A 435sf. detached deck made of pressure treated material will be installed.  This is also more permeable.  If the deck was attached to the home, it would exacerbate the building coverage variance.  The deck is included in the variance calculation for lot coverage.  The detached deck is considered an  accessory structure on the property.   

There will now be four storm water chambers instead of six.  The Borough Engineer indicated that the sizing is appropriate.

Landscaping has been redesigned to screen the neighboring properties.  

The total proposed building coverage was reduced from 10.3% to 10.1% (24.32sf over what is permitted).

The total proposed improved lot coverage has been reduced from 37.4% to 32.9%.

Mr. Noss questioned the steep grade in the rear yard and how it will affect the pool area.   Mr. Spadoro stated that the pool area is flat and level.

There is a retaining wall behind the pool and the property line is 13 feet behind the wall.  This area will be supplemented with new vegetation.

Mr. Cannilla asked if the building coverage includes the roof overhang.  If not, then the numbers must be adjusted to include that.  This could make the building coverage a little more.

Mr. Cannilla stated that an 8% variance is very large, and the Board has never considered such a request.  He asked if they could modify the driveway since it is so large and lessen the variance. 

Mr. Spadoro said that it would require demolition and re-installing belgian block which would be very expensive.

Mr. Cannilla stated that the Board cannot consider economics as a hardship and Board members discussed other ways of reducing coverage.

Mr. Foerst emphasized that the pool is less impervious and also the deck is less impervious.  Mr. Cannilla pointed out that it is still improved coverage.

Mr. Foerst requested a 10 minute recess to confer with his client.

Mr. Noss and Mr. Cannilla explained to him that the Board can make comments on the proposal, but it is his application and he can request a vote on the application as it stands now or he can choose to modify it.  

10 minute break.

Mr. Cannilla called the meeting back to order.

Mr. Spadoro stated that they will taper the 7 foot wide walkway down to 4 ft wide, thus reducing the coverage by 80 square feet.  They will tighten  the radius at the top of the driveway to reduce the coverage by an additional 162 square feet.  The total amount to be reduced is 243 square feet or 1.35%.
Mr. Foerst stated that they want to formally amend the application to a total o 5673.89 square feet of lot coverage or 31.51%, and adding the deck as a 2nd accessory structure.

Mr. Cannilla asked the Board members to express their opinion on this modified application.

Mr. Novalis stated that the applicant made a good attempt on reducing the coverage, but he believes that it is still too much coverage and it should be further scaled down.  He thought that perhaps they could consider eliminating the shed.
Most of the Board members agreed with Mr. Novalis in that they were not comfortable with the size of the request.

Mr. Noss noted that there is no one present at this hearing or the previous one that is objecting to the his application.

Mr. DeAngelis empathized with the applicant because they are in a difficult starting position.
Mr. Cannilla stated that he is also sympathetic to the applicant but the Board is bound by the ordinance.  He said that it is evident that there are still concerns by Board members.
Mr. Foerst requested another break to confer with this client.

10 minute break
Mr. Cannilla called the meeting back to order.

Mr. Spadoro said that they will eliminate the shed and reduce the deck size by 45 square feet to further reduce the coverage by .8% resulting in one variance request of 5.7% over the maximum allowed improved lot coverage of 25% (30.7%).

This proposal will also remove the variance for a 2nd accessory structure (by eliminating the shed).
It was pointed out that the size of the applicant’s lot is comparable to the lot size in an R-15 zone where the maximum allowable improved lot coverage is 30%.

Mr. Cannilla suggested that Mr. Foerst confer with his client and come up with a proposal to the Board.  

The applicant ultimately agreed to reduce the lot coverage to a maximum of 30%.  This will be achieved by adjusting the size of the driveway, walkway and possibly decreasing the deck size.    Upon request, they further agreed to the stipulation that all elements of the project will be no greater than indicated on Exhibit A-3 (colored version of new site plan).

Mr. Foerst stated that this is the final proposal, and he asked for a vote.

Mr. Cannilla opened the meeting to the public.  Seeing no comments, he brought it back to the Board and called for a motion.

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

Roll Call:  Noss, yes;  Gallina, yes;  Cannilla, yes;  Iantosca, yes;  Corrao, yes;  Tamin, yes;  DeAngelis, yes.
On a motion duly made and seconded the meeting was adjourned at 9:30 p.m.
Marlene Rawson
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