
Zoning Board of Adjustment

Regular Meeting Minutes

August 17, 2016
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening August 17 , 2016  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. John Novalis 
Mr. Martin Chiarolanzio
Mr. James Gallina

Mr. Rick Zeien 
Mr. Brian O’Connor

Mr. Ron DeRose (1st alt)
Members Absent:
Also Present:
Mr. Kurt Senesky, Esq., Board Attorney
Mr. Michael Sgaramella, Board Engineer
Mr. Robert Michaels, Board Planner

Call to Order:

Mr. Cannilla, Chairman called the meeting to order at 7:00p.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 July 6, 2016 Meeting.

Mr.  Noss made a motion to approve the minutes, second by Mr.Chiarolanzio.
Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes.
D- Variance, Preliminary & Final Site Plan:

5.
2 Hanover Road, LLC



Application # BOA15-18

2 Hanover Road




non-conforming use


Block 905, Lot 30.02

Applicant is seeking approval to construct residential townhomes. 

Attorney Steven Azzolini represented the applicant.  He gave a brief history of the application to date.  He stated that the site has approvals intact to build a 15,000 square foot medical arts/office building.  He said the owners prefer to build a residential complex which is the subject of this application.  

The plans have undergone revisions since the hearing on April 27, 2016 as a result of feedback from the Board and the Public.  They previously proposed an 18 unit townhouse complex but now have revised the plans to address the height, density and distance between the buildings that were of concern.

Nicholas Mazzocchi, principal member of 2 Hanover Road, LLC was sworn in.  Mr. Mazzocchi stated that he purchased the property with the intent to develop it as a medical office.  Some of the site work is completed, however, he now prefers to develop it for residential use.  Medical office space is no longer as profitable as it once was.  In addition, they feel that it is a better use for the property, better for the bordering neighborhoods, and better for the town.
Mr. Mazzocchi said that he has long history in Florham Park and much of his family is still here. He intended to purchase property on Midwood Drive for his daughter but changed his mind when he realized that there was opposition to the residential proposal.  He said that some residents are concerned because the townhome owners would be able to see into their backyards, but he stated that is the case anywhere you live in Florham Park because the setbacks are so close.
Mr. Mazzocchi said that those residential properties will be worth more money with luxury condos behind them than it would with a commercial office building with commercial lights that were planned 10 years ago.
Mr. Cannilla said to be aware that the role of the Board of Adjustment is to evaluate the application to the Master Plan and community.  The benefits of the project should outweigh the detriments.  The changes that were made were based on feedback from the public.  It was not the Board’s decision to do that.
Mr. Senesky  said that there is a certain burden of proof that is on the applicant.  They must show that this advances the purpose of zoning and the property is particularly suited to this use, without substantial detriment to the zone plan or to the neighboring residents.  The property sits in the PB-2 zone and residential is permitted, but only single family.
Mr. Chiarolanzio asked what the revised height of the buildings are.  They have been reduced from 49 ft to 39ft.  
Mr. Novalis noted that there were concerns with the 50 ft height.  But what has changed now about the medical arts use?  Why would you build it now if it was not profitable?
Mr. Mazzocchi said that that this project has been lingering for years.  He wants to move on it because he has spent enough money already.  He will develop it as a medical arts building if this does not get approved.  He has his approvals in place and there is nothing that can be done to prevent him from moving forward with it.  He has a potential tenant as well.

The meeting was opened to the Public for questions.

Amy Reed, 10 Midwood Dr.  She is curious about the 40 feet (height).  We could look into each other, but we all have split levels and most have no windows on one side.  Do you think that is the same thing as this?  What about the 11 foot high decks?  People will be looking down on us.
 Mazzocchi:  There are two new homes that are going up in your neighborhood.  These houses will tower over those split level homes and they will have many windows on the side. You have to think about  whether you want this or workers from an office building.  Any realtor will tell you it is better to have residential in your back than commercial.
Ms. Reed said that the commercial building would  have a setback of  150 feet.

Mr. Azzolini stated that there was variance relief granted for that setback and it will not be 150 feet.

Mr. Cannilla said that there is some distance there on the approved plan.  He  said the community is changing.  our ordinance permits 35 high homes and decks can be anywhere.

Ms. Reed:  This building has 6 side decks.

Dan Reed, 10 Midwood Dr.  You stated that any house can look in on someone else’s.  How high are the decks?

Mr. Azzolini said that the engineer and/or architect will answer that question.

Michael Conway, 8 Hopping Lane.  You compared looking into someone’s yard with a house, but this is a long townhouse building, is that a fair comparison?  
Mr. Mazzocchi:  A three story house is not much different.  If we went for single family houses, you would have a bunch of houses in there
Conway:  You have a preference of what you want?

Mazzocchi:  I don’t care.  I want to move on.  I have lost too much money.

Kristen Santoro, 108 Beechwood Road.  You have similar townhouses in East Hanover that are not sold.  But I think you answered my question.
Frank Sweetin, 15 Northern Ave.  Just for the record, my house sits at the top of a crest and my neighbors are down from me.  I put a deck on and I can look at everyone else.  It is an intrusion for me to sit on my deck or in my pool and overlook their property.  Why did you buy for your daughter if it was not a good idea?  How is this better?  As a taxpayer, I would want a commercial building.
Mazzocchi:  I did not buy it for my daughter when I realized that there was opposition to the plan.  Any realtor will tell you that residential is better commercial.

Richard Zeien, 15 Hopping Lane.  What was the clearance to the back property?  30 feet or 150 feet?
Mr. Cannilla said that the ordinance says that the setback is 150 feet in a PB-2 zone where it abuts a residential area.  The approved plan has a setback that is 106 feet.  If it is residential to residential the setback of 150 feet  does not apply anymore.
Zeien.  Many people bought with that setback in mind that was approved on the original plan.
Mr. Cannilla said that the Engineer will talk more about the setbacks with residential single family.
Mr. Cannilla said that the applicant is asking for a use variance for multi-family residential so that 150 ft setback does not apply to this application. 
Zeien:  This plan looks like it is a foregone conclusion that it is being approved.

Senesky:  That is not true.  The reason he is here is because it is a use variance.  There has been no secrets here.  

Mr. Azzolini said that the setbacks are to protect the neighboring properties that are affected by this more so than anyone else for light, air and space.
Allison Cummings, 6 Hanover Road.  I am the one who is directly affected by this development and whether it is residential or commercial.  I will be affected by the traffic that is generated from either plan.  There is a huge weed problem and I have rats now.  The area is a weed patch and an eyesore.  Until we know what is going in there, anyone will have a problem selling their property in the area.  My question is what is the value for the townhouses?

Mazzocchi:  $875,000-$925,000.

Allison Cummings:  We are not talking about slum dwellings. I believe it will improve my property.    I already have 17 huge light fixtures near my property from HSBC.  Will there be residential lighting on a residential property?
Mazzocchi:  Yes, it will be much softer lighting.

Allison Cummings:  What plan would generate more traffic?

Mr. Azzolini stated that the professionals will address that question.

There were no more questions.

A-9:
colored rendering of the landscaping plan

A-10:
same plan (1.9 acres) superimposed in the area

John Vincenti, Engineer for the Applicant, remained under oath.  He summarized the changes.  The number of units has been reduced from 18 to 16 units.  Building “A” that is closest to residential area is reduced to 5 units.  There will still be 2 affordable units to the right.  They opened up the green space to the right of this building.
Building “C” has been reduced from 6 units to 5 units.  The distance between the B & C buildings is now 39 feet.  The height has been reduced from 50 feet to 39.9 feet.  It still requires a “D” variance.

 Acorn style lanterns will be used (150 watt, metal halide)  12.5 ft. in  height.  Coach lights have been added to the buildings.  These changes will minimize any impact to the neighbors and still properly light the area.

Mr. Vincenti said they did research on other multifamily developments as requested.  The density of this development is now 7.65 units per acre.  He offered a density comparison with a number of multi-family developments.  Sun Valley is 8 units per acre and 40 feet in height, 3 stories similar to this proposal.  Avalon (use variance in a C-1 zone) is 6.44 units per acre and 25-35 feet for building separation depending on walls and windows.  Hearthwood Village (use variance in an R-44 zone) is 6.8 units per acre, 33.25-34.3 ft. in height.
Mr. Cannilla asked if the closest setback (38.2ft) will have a deck (building A)  what is the in the 2nd unit
Mr. Vincenti said that the closest deck to the setback is 37 feet.  It is 37 feet on the affordable unit but they would be able to slide that forward.

Mr. Noss asked how far the closest deck is to the home behind it, and if the closest home can see the decks.  

Mr. Vincenti stated that the closest deck is about 150 feet from the residential home.  They are 11 feet high.  The neighboring properties have substantial trees that will help screen this.  In the winter they will be able to see.  However, they intend to heavily landscape the area.

Mr. Chiarolanzio asked if the COAH units have second floor decks because it does not seem to show on the plans.
Mr. Vincenti stated that the architect should clarify this.

Mr. Cannilla asked about the market rate unit that is the 3rd unit which he believes is the closest elevated deck.  The grade of the first floor is 214.  He confirm that there is a berm on the plans.
Mr. Vincenti stated that the deck on that  unit in  is 40 feet from the property line  and the deck is 8 feet wide and 16 feet long.  The grade at the property line is 209.
Mike Sgaramella asked where the 2 site lights is that is closest to 6 Hanover Road.

Mr. Vincenti stated that one is opposite her rear corner that illuminates parking spaces, and opposite 2nd unit in the grassy area. 

Mr. Cannilla asked if light shields can be placed on the lanterns that are midway between the COAH units and also the hammerhead turnaround.  Mr. Vincenti agreed to that.

Mike Sgaramella asked if they could use lanterns with more shielding.  Mr. Vincenti agreed to use another lantern design that offers more shielding.

Bob Michaels verified that that the parking chart states 30 garages but only one car garages with the COAH units.  He also confirmed that there will be “no parking” signage in the hammerhead turnaround.

Mike Sgaramella verified that the Fire Department comments will be complied with.  Mr. Vincenti does not want to place knox boxes on each front door as recommended.  He will further discuss with the Fire Dept.  It is not appropriate for a residential front door.  He agreed to provide a Knox Box  on the gate for construction purposes.   

Mr. Chiarolanzio asked about sprinkers and Mr. Vincenti stated that it will meet the code. It is a request of the Fire Dept.  
Mr. Chiarolanzio noted that the hammerhead seems very deep and could be tempting for parking.   Mr. Sgaramella said that the Fire Department requested this.  There will be “no parking” signs.

The meeting was opened to the public.

Frank Sweetin, 15 Northern Ave.  He wants to understand where the bank and office location is.  The setback is 92 feet from office to the proposed townhome.  Are the rear units  the same to the homes on Midwood Drive?  
Mr. Vincenti stated that they have more.  

Jean Scheid, 11 Midwood Drive.  What would it do to the property value if the decks were eliminated?  I am not impacted by this, but I am here in support of my neighbors. The decks will most likely have lots of use because they don’t have a yard.  
Mr. Mazzocchi was no longer at the meeting to respond to this question.  It was suggested that the architect  comment on the question.

Frank Sweetin:  You referred to Avalon; are you aware that it is called the “ant farm” of town?  We don’t need another one.
Mr. Vincenti responded that it was the Board members who requested this information and that is why it was presented.
Break.
The meeting was called back to order at 8:45p.m.  Bruce Englebaugh of Minno Wasko architects was sworn in and reviewed the changes to the plan.

A-11:  
Front concept elevation (Building “A”)
They lowered the roof height to below 40 feet.  They made the first floor 8 ½ feet and also reduced the floor thickness.  The exterior material and finishes are the same.

Bob Michaels asked the height of the COAH units.  Mr. Englebaugh indicated those units are 32 feet to the ridge.

Mr. Englebaugh stated that the attic space is not habitable and there are no stairs leading up to it.  It is for storage only.

A-12: 
 rear elevation of Building “A”

This building houses the two COAH units.  Although the site plan shows decks for these units, that is incorrect.  There are no decks, only on-grade patios. There are 3 decks on the remaining market rate units in that unit. 
It was pointed out that the decks locations are different on the elevation rendering  and site plan drawing.  
A-13:  
left side and right side  elevation

Mr. Englebaugh described the COAH side elevation and also the market rate unit side elevation.  He said that in response to the question about the decks, the decks are important because the primary living space is on that same level.  They need to be there.  
A-14:  
floor plan of market rate unit

A-15:
floor plan of 2 bedroom COAH unit

A-16:
floor plan of 3 bedroom COAH unit

Mr. Englebaugh said that there a very little changes to the market rate unit.  Regarding the COAH units, they can add closet space to the lower 1st floor bedroom on both units if is required by code.
Bob Michaels said that the first floor COAH units must be adaptable for disabilities.  He confirmed that the deck height is 11 feet on the market rate units.
Mr. Senesky asked if they could put a patio in instead of the deck.

Mr. Englebaugh said that the deck should be off the primary living space which is on the 2nd floor.  The first floor is mostly garage.
Mr. Noss asked if there was a door on the first floor leading out to the back.  

Mr. Englebaugh recommended a slider door on the first floor that will lead out to the on grade patio.

 In response to questions about the common areas, Mr. Azzolini said that a condominium association would be put in place to regulate what would be permitted because the unit owners would not own the land.
Bob Michaels stated that if any fencing was considered to be added, it would need amended approval since it is a site plan.
Brian O’Connor asked if the roof pitch changed from the original design.  Mr. Englebaugh stated that it is the same as before but they reduced the elements and there is a flat part.
Mr. Noss asked how wide the flat part of the roof is and Mr. Englebaugh said that it is 22 feet wide.

Mr. Novalis asked about sprinklers and also the elevator.  They said that all floors are fully sprinklered but with fewer sprinkler heads.  The elevators do not go to the attic.  There are no permanent stairs to the attic.  There is only a pull down stairs to access it.
The meeting was opened to the public.

Frank Sweetin:  The home is on top of the garage, like it is in a flood plain.  Why can the garages be separate and lower the height of the unit?  These folks are upset about the height.  
Mr. Englebaugh said that they are minimizing the footprint, doing that could cause a coverage variance.  

Frank Sweetin:  Wouldn’t that variance be easier to get?

Mr. Senesky said that it would be a “D” variance that they wouldn’t have to get.  But we have not seen what you are suggesting so we don’t know.
Kevin Zaleski:  What size is the patio and are they lighted?

Mr. Englebaugh said that they are 8ft x 16ft. There are no lights on the patio, only on the homes.
Jean Scheid:  This does not follow zoning, so why are we here?  What is the overall benefit?
Mike Cannilla stated that the purpose of this Board is to hear how the benefits will outweigh the detriments.  Sometimes there is a good reason to change the Master Plan.  It doesn’t always follow the letter of the law.  The Planner will speak to that.

Jason Tronco, landscape architect was sworn in.  He analyzed existing vegetation and found that the north side has invasive species and self seeding trees .  There are substantial trees on the neighboring properties of oaks and evergreens.  There are smaller invasive species on site and the entire site is overgrown.

Mr. Tronco said that the plan is to create a 4 foot berm to bring the grade to 213 at the property line.  They will plant evergreens that are 6ft-10ft tall at planting time. There will be a total of 40 evergreens  The buffer will be stronger if we do specific planting, plus eleven shade trees that would be 15-17 feet at planting time.

Mr. Noss asked about the coverage in the summer.

Mr. Tronco said that the existing vegetation will screen the decks and in 2-3 years, the new vegetation would completely block all of it.

There are also tree-lined streets, plus hedges and ornamentals on the south side.

Mike Sgaramella said that the condo association should commit to a tree management plan to assure that the trees grow.  He assumed that a landscaper will handle the care of the greenscape and there will be an irrigation system.  

Mike Cannilla said that the trees must be replaced as per the site plan.

Mr. Novalis asked what kind of street trees would be planted.  Mr. Tronco said that they would be shade trees and would 14-16ft high at planting time.

Mr. Cannilla said that the floor elevations are higher than the driveway elevation.  Can you work to lower that?
Mr. Vincenti said that it is for framing purposes, but they can work with the elevations of the COAH units in order to lower the first floor.  They will look to lower the first floor of the other units.  He also said that the market rate units have basements that they need to consider.
The meeting was opened to the public.

Amy Reed:  What are you taking into account when you considered landscaping?  What is on your property?
Jason Tronco:  We are proposing to plant 6-10 foot trees that will become a dense screen in 2-3 seasons.  We will not need to rely on existing vegetation.  Evergreens will offer screening;  they will grow one foot a year.

Mr. Cannilla felt that the trees would take a long time to grow to a height that will effectively screen the decks.

 Tronco:   We can plant larger trees  at planting time. 
Reed:  What kind of trees are by the COAH units?

Tronco:  They are ornamental trees.  We can extend the evergreen screen around that side.

Don Inserra, 111 Crescent Road.  What about runoff?

John Vincenti:  Water is collected on the site and discharged into the County system.  We exceed the requirements.

Jean Scheid:  What type of landscaping?

Tronco:   Norway Spruce, White Pine, Leland Cypress.

Jennie Tooley, 107 Crescent Road:  There is a lot of stuff on this property.  Where is the snow going?

John Vincenti: In the event of a large snowfall, the snow will be removed off of the site.  A homeowner association will be put in place by the developer.  This will be reviewed by the DCA as well as the Municipal Attorney.

Kristen Santoro:  Where is all the water and snow going?  There are no drains.

John Vincenti:  The runoff is directed in to a series of drainage collection units throughout the site, and catch basins.  There may possibly be sump pumps in the basements of the units.
There were no further questions.

Mr. Cannilla stated that the meeting must be carried to another date.  After discussion, it was agreed that the meeting will be carried to September 22, 2016 special meeting, with no further notice.  This meeting will be published in the official newspaper.
Mr. Zeien made a motion to carry the meeting to the September 22, 2016 special meeting, second by Mr. Noss.
Roll Call:  On a roll call vote all members present and eligible voted to carry the meeting.
On a motion duly made and seconded the meeting was adjourned at   10:00p.m.
Marlene Rawson






August 17, 2016
Board Secretary
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