
Zoning Board of Adjustment

Regular Meeting Minutes

July 2, 2014
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, July 2, 2014 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. Russ Corrao 
Mr. James Gallina

Mr. Mark Iantosca

Mr. Martin Chiarolanzio (1st Alternate)

Mr. John Novalis (2nd Alternate)

Members Absent:
Mr. Lambert Tamin

Also Present:

Mr. Kurt Senesky, Esq., Board Attorney
Mr. Michael Sgaramella, Board Engineer

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 June 18, 2014 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.
Florham Park Memorial First Aid Squad

Application # BOA 14-9


60 Felch Road





front yard setback, excess


Block 2002,  Lot 11




lot coverage 

Applicant is seeking approval for an expansion of a garage bay.
Mr. Noss 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.

D – Variance:
2.
SL 100 Passaic Avenue, LLC



Application # BOA-14-8

100 Passaic Avenue




non-permitted use in C-1 zone


Block 4202, Lot 1

Applicant is seeking approval to utilize the space for an athletic training, physical therapy and rehabilitation facility.

Carried from the June 18, 2014 meeting without further notice.

Michael Brueckner, owner of Annex Sports Performance Center, was sworn in.  
Attorney John Michalski represented the applicant.

Adam Wright of the Silverman Group testified that one of the building tenants, ECLC, an organization that focuses on individuals with special needs, has no issue with this application.  In fact, they see a potential relationship between them and the Annex Sports Performance Center.

Mr. Wright explained the tenant locations within the building and also the detailed parking schedule that was submitted.  There is a total of 170 parking spaces and they are in full compliance with the requirements of the code.  No parking variance is being sought.
Mr. Cannilla reminded the applicant that should ECLC leave, the parking demand could be more.

Mr. Brueckner stated that he has been the owner since 2008, but has been involved since 2006.  The nature of the business is training amateur and professional athletes of various ages, but no younger than 10 years old.  The average age is from freshman through junior year of high school.  The cross fit training age groups average between 25 to 55 years old.  

The interior floor plan includes a locker room, break room, lounge, astro turf area, and a strength and conditioning area.

He described the daily parking demand flow chart that was submitted.  Cross fit training will use the most parking but only in the early morning and in the evening.  Parking demand will not exceed availability.

The added staff potentially will include one receptionist, 1 physical therapist, and 1 performance coach, 1 cross-fit coach.  There may be several part time coaches.
The highest volume will occur during the winter and summer months, when clients will include college and professional athletes in their “off season”.

Due to the nature of the business, this can easily be managed.  The maximum number of clients would be 30 in the morning and 30-35 in the evening.

Mr. Brueckner stated that Florham Park has a number of health clubs that thrive on volume and people through the door.  His business model is different in that they specialize in individual one-on-one personal training.  This is done by appointment only.
Mr. Cannilla verified that the proposed parking spots allocated to the Sports Annex would be 56 at this location.

Mr. Brueckner explained the typical drop-off system would be with a parent/caregiver walking the younger athletes into the facility.  Carpooling is common. There is a reception room available for non-drivers waiting for pick-up.  He is open to requiring a parent/caregiver to be present in order to pick-up a younger athlete.

Mr. Wright stated that there are sidewalks in front of the building and there is sufficient site circulation.  Lighting is also adequate and there are plans to upgrade to LED style lighting.  There are building mounted lights on the south side.

The hours of the other tenants are normal business hours (daytime).  The Silverman Group may work later.
The hours of operation will be Monday-Friday, from 5am to 9pm.  Saturday and Sunday,  from 7am to 5pm.

Mike Sgaramella stated that the lighting must meet minimum light standards.

The assigned parking will be updated and / or removed.  They will look into including “drop off” parking spots.

Mr. Michalski summarized the testimony and said that the use presents no detriment to the public in that zone.  It is isolated and not near any residences.  There are no bulk variances requested, and there is easy ingress and egress concerning circulation.  It is good for the general welfare of the public and an efficient use of this land.

Mike Cannilla agreed that it is a well suited site.  He added that they should consider some safety modifications for the younger athlete.

The hours of operation will be made a condition of approval.

There were no other questions or comments.

Mr. Cannilla called for a motion.

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

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 8:40p.m.
Marlene Rawson
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