
Zoning Board of Adjustment

Regular Meeting Minutes

August 21, 2013 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, August 21, 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. John Novalis (2nd Alternate)

Members Absent:

Mr. Matthew DeAngelis 

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 July 17, 2013 Meeting.
Mr. Noss made a motion to approve the minutes, second by Mr. Iantosca.

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

C – Variance:

1.
George & Laura Renzi

Application #BOA13-7


26 Orchard Road


non-conforming front, side, rear 


Block 2902, Lot 14


setbacks

Applicant seeking approval to construct multiple additions.

Carried from the July 17, 2013 meeting without further notice.

Applicant has requested that the matter be carried to the September  4, 2013 meeting without further notice.

Mr.  Iantosca made a motion to carry the application to the  September 4, 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.

2. 
Peter & Georgene Van Seggern

Application #BOA13-9

35 Elmwood Road



excessive lot coverage, non-

Block 4003, Lot 23



conforming rear setback


Applicant is seeking approval to construct a deck
Peter Van Seggern stated that his home has a family room addition in the rear.  He wants to add an outdoor attached deck adjacent to the family room.  There is currently a patio in that location.
The home is located in the Beechcrest section of Florham Park.  The neighborhood consists of undersized lots.  Most home have added living space because the original homes are quite small.  Mr. Van Seggern said that the deck would be in keeping with what other homes in the neighborhood have added.

Mr. Cannilla asked if the concrete patio would be removed as part of the construction.  

Mr. Van Seggern said that he would have the patio removed if necessary.  

Mr. Noss stated that the patio would need to be removed so deck footings could be installed.

Mr. Cannilla noted that the ordinance was recently changed that affected the rear yard setback requirements.  It is now 40% of the lot depth resulting in additional variance relief requested for this application.
Mr. Cannilla said that this is a nominal request, and Mr. Iantosca stated that the lots in the Beechwood section are all non-conforming to start with.

Mr. Noss also stated that he has no issue with the request, it is a reasonable improvement.

Seeing no other questions or comments from the Board or the Public, Mr. Cannilla called for a motion.
Mr. Iantosca made a motion to approve the application, second by Mr. Gallina.

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

D Variance:

7.
Florham Park Exxon


Application #BOA13-8

151 Columbia Turnpike


expansion of pre-existing non-

Block 1902, Lot 4



conforming use

Applicant is seeking approval to construct a canopy over the gas pumps, and widen the lane between the gas pump islands.
Steven Azzolini, Esq. represented the applicant, Steven Ficacci.
Mr. Ficacci has been operating the gas station for about 15 years, and took ownership of it last year.

The application is for amended and final site plan approval for a canopy and to widen the drive aisle between the pump islands.

It is a D variance because although it is in the B-1 zone, it remains a non-conforming use that is being expanded.

The variance relief also asks for setback relief for the canopy and a sign variance for number of signs.

This is an upgrade that will allow for better vehicular circulation on the site and the canopy will offer protection from the elements for the employees and motoring public.

Brian Shortino, engineer and planner, reviewed his credentials and was accepted as an expert.


Exhibit A-1 – photo of similar Exxon station without canopy


Exhibit A-2 – photo of similar Exxon station with canopy


Exhibit A-3 – photo set of existing signage on site


Exhibit A-4 – sample LED color used for pricing display on signage

Mr. Shortino described the site location and access points to the site from Columbia, Ridgedale, and Hanover Roads.

The proposed canopy will be 44 ft. wide and 54 ft. long.  It will have colonial style moulding and a mansard roof and will blend with the downtown appearance that the Borough wants to maintain.  The front yard setback variance would be for 5 feet where 20 feet is required.
The overall height of the canopy will be 22 feet to allow for 15 feet of clearance. Downspouts and trench drains will capture the runoff and route to the road.  New lighting will be installed on the underside of the canopy.  There are 3 proposed signs on the canopy that would have the Exxon logo (on three sides).
The 2 ground signs will be internally illuminated.  The existing pricing display on the signs would convert to LED to allow for easier price changes.

 The plan also calls for wider access between the gas pump islands so that cars can pass by other vehicles that are fueling.  The outermost island will be moved 2-3 feet closer to Columbia Turnpike to make room for this.  They also want to add another gas dispenser.  There will be new bollards, concrete pad and driveway re-alignment at Columbia Turnpike.
The applicant agreed to install stop bars and stop signs at the access points.  The kiosk will remain, and there are no retail sales activity from the kiosk.

The matter of the propane tank exchange was discussed.  Steve Ficacci stated that they have provided this service for more than 10 years.  He has met the all regulatory requirements from the State, and obtains a permit each year that is issued by the Florham Park Fire Dept.   He has installed crash bars as required.  The tanks are just exchanged; empty tanks for full tanks.  There is no filling of the tanks.
Kurt Senesky said that the application should be amended to include the sale of propane at the gas station so it is on the record.  He noted that this is a normal adjunct to a gas station.
Bob Michaels stated that retail sales are permitted in the B-1 zone where this location is.  It should be mentioned in the resolution as an accessory use that is contingent upon acquiring the necessary regulatory permits.

Mr. Noss verified that the only new signs would be on the canopy.
Bob Michaels noted that it appears that the wall mounted sign on the garage may be partially obscured by the canopy.  Steve Ficacci said that they may need to move the sign on the garage slightly.

Mr. Cannilla felt that the canopy was a little high.

Steve Ficacci stated that the DOT and the oil companies have recommended a height of 15 feet  for a number of years now.  He stated that he was advised not to go lower than that.
Mr. Shortino said that the justification for the granting of the D variance is that it will provide a safe environment, increase traffic efficiency, and protection from the elements.

All new service stations have canopies.  Mr. Ficacci wants to modernize the station.  This proposed canopy is not the standard canopy because he wants to further compliment historic look in the downtown area. 

The site improvement will not result in any negative impact.  The 5 ft. setback occurs 15 feet in the air so there will be no impact felt by that.  The increase in signs are for very small signs on the canopy.
Bob Michaels confirmed that the LED lights would be steady, and not flashing.  Also the color of the LED lights is red.  The rest of the signage would be back-lit.

Mr. Cannilla was not sure that the wider lane would really help.  

Mr. Sgaramella stated that there should be a pass through lane as requested, and that it would improve the internal circulation.

Mr. Cannilla asked if the applicant would be willing to remove one of the proposed logo signs on the canopy.  Mr. Ficacci agreed to remove the Columbia Turnpike side sign.

Mr. Novalis asked what the color of the shingles would be on the canopy.  He noted that the exhibits depict a dark shingle, but the application indicates that the shingles would match the building shingles, which are white.

Mr. Ficacci and the Board agreed that the canopy would look best if shingles  were a darker color, and he stated that it would be charcoal.

Mr. Cannilla opened the meeting up to the public and the Board and professionals  for any final questions or comments.  Seeing none, he closed the meeting and called for a  motion.

Mr. Noss 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 9:15p.m.
Marlene Rawson






August 21, 2013
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