
Zoning Board of Adjustment

Regular Meeting Minutes

August 6, 2014
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, August 6, 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. Lambert Tamin

Mr. Mark Iantosca

Mr. Martin Chiarolanzio (1st Alternate)

Mr. John Novalis (2nd Alternate)

Members Absent:

Mr. Russ Corrao 

Mr. James Gallina

Also Present:

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

Mr. Cannilla, Chairman called the meeting to order at 7:32 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 July 2 , 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:


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.
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.

Request for Extension of Resolution:

George & Laura Renzi




Application # BOA 13-7

26 Orchard Road





C Variance


Block 2902, Lot 14

Applicant received approval for non-conforming front, side and rear yard setbacks in connection with the construction of multiple additions.

APPROVED SEPTEMBER 18, 2013.

Applicant is seeking a one year extension  of the resolution of approval due to financial difficulties.
Mr.  Noss made a motion to extend the resolution of approval for one year from the original date of expiration , to be valid until September 18, 2015, second by Mr. Iantosca.

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

C-Variance (sign):

9.
15 Vreeland Road 2006, LLC



Application #BOA14-10


15 Vreeland Road




ground sign 


Block 301, Lot 10

Applicant is seeking approval for a monument sign that exceeds size permitted by Ordinance.

Mr. Cannilla recused himself from this application.

Applicant’s attorney requested that the application be carried until the September 3, 2014 hearing date, without further notice.

Mr.  Chiarolanzio made a motion to carry the application to the  September 3, 2014 meeting without further notice, second by Mr.Tamin.

Roll Call:  On a roll call vote all members present and eligible voted to carry the application.
C – Variance:

7.
Salvatore & Sadie Ardolino



Application #BOA14-12


48 Park Street





front yard setback


Block 702, Lot 5

Applicant is seeking approval for a one story addition.

Sal Ardolino represented the applicants, who are his parents.  The house is an older home that was built in 1915.  It is considered pre-existing, non-conforming since it is situated 19.5 feet from the road where 50 feet is required. 

It is likely that the home pre-dates zoning and/or the roadway was constructed afterward or altered in some way at some point after the home was built.

Mr. Ardolino’s parents are elderly and can no longer easily and safely reach the second story master bedroom.  The plan is to construct a master bedroom and bath on the first floor so they can enjoy one floor living.

Extending the rear portion of the home in order to meet the  setback is not an option that is feasible since the kitchen and a deck are located in the rear of the home.
It is on large parcel of 3 three acres and all other setbacks and bulk requirements have been met.

The Board agreed that it makes the most sense to locate the addition on the easterly side of the home as planned.  It is a period home that  is modestly sized and is vintage to Florham Park.  They felt this was a nominal request by longtime residents.

There were no other questions or comments by the Board or the public.

Mr. Cannilla called for a motion.

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

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

D-Variance, Amended Preliminary & Final Site Plan:

8.
Indigo Gymnastics Center FP, LLC


Application #BOA14-11

4 Vreeland Road




non-permitted use in a C-1 zone


Block 303, Lot 10

Applicant is seeking approval to utilize the space for a gymnastics center.

Brian Burns, Esq. represented the applicant.  Martin Heller, property owner, has approved of the application.
The property in question is a 70,000 square foot building in the C-1 zone that is situated on 5 acres.  There are 142 parking spaces existing and there are 2 tenants presently in the building. 

A portion of the building is currently being leased to a children’s museum known as Imagine That.  They are objecting to this application.

Michaels Ochs, Esq. represented the objector, Imagine That.

The applicant, Indigo Gymnastics is looking to lease a 29,500 square foot vacant space in the building to be used as a gymnastics center for children.

The planned improvements to the exterior include a handicapped ramp that is necessary.  They will restripe the parking lot to add 7 additional spaces, and there is also a sign that will constructed to identify the new tenant.

They need a use variance since a recreational use is not permitted in the C-1 zone.  They also need several bulk variances.  They are:
· size of parking spaces to be 9ft. x 18ft.

· number of parking spaces due to C-1 zone
· improved lot coverage due to handicapped ramp 

All the applicant’s witnesses were sworn in.
· Anthony Facchino, Professional Engineer

· Cameron Saifi - Principal in Indigo

· Lee Klein - Traffic Expert

· Bill Hamilton- Planner

 Anthony Faccino, PE, described the site.  It is the third building in from Hanover Road, near the municipal boundary line in the C-1 zone.  It is on five acres, all of which are fully developed.  He marked in the exhibits:


A-1 – existing aerial of the site 



A-1 – site plan colored rendering



A-3 – photos of exterior of site



A-4 – interior photo set of New Providence location

The building is comprised of the following:

· Heller Industries – 24,000 square feet

· Imagine That – 16,000 square feet

· vacant space – 24,500 square feet

· vacant space – 5,000 square feet

The property is slightly over about 5% on improved lot coverage at 65.41%.

The gymnastics center will utilize inside space only.  The hours of operation are Monday to Friday 10am – 9pm, Saturday from  9am -8pm, and Sunday from 11am – 6:30 pm.

A new handicapped ramp at the entrance to the space must be built to comply with ADA requirements.  The air conditioning unit will be moved five feet to accommodate this ramp.  There is a tree in the vicinity of the ramp that will need to be trimmed back.

They plan to re-stripe the parking lot and add 7 additional spaces.  They will make the parking space size 9ft x 18ft.  This will increase the total number of available spaces to 149.  A total of 261 spaces are required for this zone.

A loading space will be built for the vacant 5,000sf. space.  Drive aisles will be made 24ft and 25ft. wide.
Mike Sgaramella stated in his report that  there is a 4 foot wide striped aisle on south portion of building and this will be increased to 5.8 aisle so cars will not be parked up against building. Fire exits will be there.
An additional sign is requested that will be placed underneath the “Heller” ground sign.  It will be the same size.

The  increase in improved lot coverage is de minimus (65.55%) due to the ramp (extra 300 square feet), and it does not impact runoff.  The existing basins can handle this.
They will use the existing dumpster for trash and recycling.

Referring to Mike Sgaramella’s report, Mr. Faccino noted the following:

· Sight lighting will change.  It is currently deficient and will be replaced with LED lighting to comply with the ordinance.  This includes building mounted lights and new poles. 




A-5 – lighting plan
· A tree will be trimmed.

· The former tenant’s sign over the door will be removed as well as any directional signage from them.
· Eighteen parking spaces will be added to the southerly side of the building in the loading area for this space that will not be utilized.
· They do not want to install curbed islands because it will negatively affect drainage due to parking lot extremely flat.
· They will install a striped radius.

The Fire Department’s concerns have been addressed:
· The overhead door that is inoperable will be marked on the outside.





A-6 – fire truck circulation plan

· A fire truck is able to turn and maneuver around the site.

· Two spaces will be dedicated to vacant space of 5000 square feet.
· Directional signs from former tenant (Green Vanderbilt) will be removed.

Bob Michaels’ memo items have been covered.  The new light poles will be behind the curb and inside of the existing curbed islands.

Michael Ochs, Esq., attorney for the objector who is the existing tenant of Imagine That reminded the Board that there is an existing parking variance on the site.  He asked for a re-count of the parking spaces.  It was confirmed that the count is correct...  He asked if there were four school buses in the lot, could the fire department still easily access the site. 
Mr. Facchino stated yes.

Deborah Bodnar, owner of Imagine That, was sworn in.  When asked how many buses are there at any one time, she stated that today there were 8 buses.

Mr. Ochs questioned if the current onsite dumpsters were taken into account in the parking count.
Mr. Facchino stated that he did not know the reason for the dumpsters and that question should be directed to building owner, although one belongs to Imagine That.

Mr. Cannilla stated that the resolution for Imagine That permits only 5 buses to be there at any one time.  He told Ms. Bodnar that she is in conflict with her resolution.  He said that if the operation of Imagine That has changed, and more parking is now needed, that they simply cannot encumber the other tenants at the site because they need more parking spaces.  Their application was for a use variance as well and they cannot penalize the other tenants.  If the business has changed, and they now need more parking,  they should have come back before the Board.
Mr. Burns stated that there are no assigned parking spaces.

Cameron Saifi, owner and operator of Indigo Gymnastics (previously sworn in) began testimony.  This location would be an expansion of their New Providence center.

The number of employees that would be in the space at any one time would be 10-12 employees.

The number of students that would be in the space at any one time is 120-130-maximum during an overlap period.
The average ages of youth that would utilize the gymnastics center is 18 months to 18 years.

Deliveries are minimal and normal, using UPS, Fedex, U.S. Mail.  An occasional large delivery of a piece of gymnastics equipment is possible.

This location would be an expansion of the New Providence facility.

The gymnastics school is geared to youth that would either participate in recreational classes or a competitive team.  Most of the participants are girls (80%).  There are no adults in the program.
There are different levels of equipment for different skill levels.  He described the interior of the New Providence location.

He stated that he liked this location because it has the design requirements needed for a gymnastics center.  It has 25 ft. high ceilings that are needed for depth perception, the column spacing is conducent with the area needed, and the floor is elevated which is necessary for a pit.
They will do birthday parties on the weekends.  They offer two on Saturday and 4 on Sunday.  However, they stressed that they are not in the birthday party business.  They also offer a structured summer camp that will not run concurrently with regular classes.  Competitions will not be offered at this location at this time.
The hours of operation are weekdays from 10am to 9 pm with peak hours between 4pm -7pm.  Saturday hours are from 9am to 8 pm, with peak hours from 9am -12pm.  Sunday hours are 11am to 7pm and will host birthday parties only.

Classes range from 45 to 90 minutes.  Parents are discouraged from staying during class, although some do.
There is no regulatory body that oversees these types of gyms.  Coaches make the decisions and equipment is installed by professionals so it is correct.  It is a more structured program than the Madison YMCA.
The New Providence location has 17,000 square feet and has 120-130 students.  They do not anticipate any more students to be in the Florham Park location, once full.  

The Board is unsure about how the parking will work.  They are concerned that they may be short due to overlapping classes.

Mike Cannilla said that they need to understand how the drop-off and pick-up will work.  
Mike Cannilla also recommended that the roll-up doors be protected since they are elevated.

Mr. Saifi stated that there would be a rail guard installed.

The existing emergency doors would stay, and Mr. Cannilla said that they would need to be retro-fitted for children.
Break.
9:45 p.m.

Michael Ochs asked about the parking in the New Providence location.

Mr. Saifi stated that during the week the parking lot is shared, but there is no shared parking on Saturdays.  The peak time is Thursdays summer at noon.

Mr. Ochs asked if they would increase the number of birthday parties that they have or if they would expand the business since they have 7,000 additional square feet more than the New Providence facility.

Mr. Saifi said that they are not interested in having more birthday parties because it is not their core business.  Although it is possible to intensify the number of classes that they have, this is also something that they are not interested in doing.
Mike Cannilla verified that there would be a 7 class maximum due to equipment rotation.  They cannot  have any more classes than there is equipment. He asked if they would commit to limit the number of students and classes unless they receive Board approval.
 Mr.Saifi said he would agree to that.
Board Attorney Kurt Senesky said that is very difficult to enforce.  He understands the reasoning for it, but does not see a way to implement it. 
Mr. Cannilla felt that it work because it would be self limiting due to parking, and also other tenants can see intensification.

Mr. Chiarolanzio stated that did not work for the applicant that is there now who increased their parking demand.
Mr. Cannilla responded that the tenants have to work together or they both lose. This is similar to what happens in the town shopping centers.
Mr. Ochs said he envisions the perfect storm and asked if they think that they have adequate parking for their  business and the neighboring tenant.
Mr. Saifi said there is enough parking, and they have never had parking problems. Currently, they are sharing parking with the high school in New Providence and , even on Saturdays where there are huge high school events, there is no parking problem.
Mandy Saifi, co-owner was sworn in and provided testimony about the drop-off and pick-up procedures.

The peak time for this is 3:30 p.m. There is a lobby and a receptionist.  They have a roster and attendance is taken.  No child is ever unattended.  There is a waiting area for the children. No one is permitted outside at any time.  There has never been any issues in her years in business.  She stated her drop off-pick up system works well.
Parents tend to carpool and most of them do not stay for the session.  Most class times are staggered although some are back to back.  They have streamlined the process and it works.

Mr. Cannilla suggested that the class schedule be presented with a traffic planner.

Ms. Saifi stated that this parking lot is larger and more visible than their parking lot in New Providence.
The Board asked her again about the possibility of expanding the business since they have the available space in the building.

Ms. Saifi stated that there is no need for them to expand.  Finding qualified coaches is very difficult.  It took them five years to grow their New Providence business to where it is today.  It is not their philosophy to increase volume.  Their focus is the quality of the gymnastic program.

They will need to find new staff for this facility.  They have two managers who are capable.
Bob Michaels verified that the number of staff would be 10-12 at any one time.

They have a small pro shop that sells leotards and grips, tee shirts and sweatshirts.  The management staff oversees this.

Michael Ochs stated that he is trying to confirm the number of coaches and the possibility of increasing children.

Marty Chiarolanzio asked if this area can support the business.
Ms. Saifi stated that yes, she believes it can.  Some children may transfer from the New Providence location, but their business is mostly word of mouth.  They do not advertise.

There were no other questions for this witness.  
Mr. Cannilla stated that at this time the application should be carried to a future date.
Mr.  Chiarolanzio made a motion to carry the application to the  September 3, 2014 meeting without further notice, second by Mr. Noss.

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

On a motion duly made and seconded the meeting was adjourned at 10:35p.m.
Marlene Rawson
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