
Zoning Board of Adjustment

Regular Meeting Minutes

April 4, 2012
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, April 4, 2012 at 7:35p.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. Martin Chiarolanzio (1st Alternate)

Members Absent:
Mr. Matthew DeAngelis 
Also Present:

Mr. Kurt Senesky, Esq., Board Attorney
Mr. Michael Sgaramella, Borough Engineer
Call to Order:

Mr. Cannilla, Chairman called the meeting to order at 7:35 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 March 21, 2012 Meeting.
Mr. Iantosca made a motion to approve the minutes, second by Mr. Gallina.

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

Resolution of Approval:
Pat Wasdyke



Application # BOA12-2
30 Riverside Drive


C Variance

Block 3301, Lot 21

Applicant is seeking approval for a front yard setback variance for a portico

Mr.  Gallina made a motion to approve the resolution, second by Mr. Iantosca
.

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

C – Variance:

Tanuja Tharani


Application # BOA12-1

6 Country Club Lane

C Variance


Block 3601, Lot 22

Applicant is seeking approval for installation of a 6 foot fence

Carried from the 3/7/2012 meeting without further notice

Roseanne Beer, property manager and representative for the applicant, has indicated via a phone conversation with the Board Secretary that they wish to withdraw the application.  An email stating same was subsequently received and filed.

Mr.  Iantosca made a motion to accept the withdrawal of the application, second by Mr. Corrao.

Roll Call:  On a roll call vote all members present and eligible voted to accept the withdrawal of the application.
Use Variance
7.
Chatham Bath & Tennis

Application #BOA12-3

50 Passaic Avenue


D Variance, C Variance (3)


Block 4201, Lot 7

Applicant is seeking approval for a temporary dome over existing tennis courts.

William Harrison Esq. from Genova, Burns, Giantomasi represented the applicant.

Mr. Harrison explained that the applicant had been here on two previous occasions and successfully obtained a variance to install a temporary dome over 2 different sets of tennis courts.  This request is to install a temporary dome over the last group of tennis courts.  

Mr. Senesky informed the Board that there had been a concern that a notice of hearing had not been sent to DM Airport Developers who is on the 200 foot list but Mr. Harrison produced the affidavit of service that had been inadvertently left of the proof list supplied to the Secretary.

Mike Petrie, engineer was sworn in and introduced the following exhibits:
Colored versions: A1 Overall Improvement, A2 Layout Sheet, A3 Light Landscaping plan. 
 He stated that the property crosses municipal boundaries of Chatham and Florham Park.
Mr. Senesky asked the applicant to explain the relationship between the three corporate names.  
Mr. Harrison introduced Stephen Plofker who is the co-owner of the Passaic Avenue Partners LLC who is the applicant. 
Center Court is the operating entity.    Chatham Bath & Tennis has three partners; Steven Plofker,  Gary Furman, and Clay Bibbee (tennis professional).  They are the tenant of Passaic Avene Partners.
Mr. Petrie stated that this final dome is part of the overall improvement plan of the facility.  The two other domes were installed in 2007 and 2010.
A LOI  from the DEP establishing the wetlands limit is in effect. The property is impacted the NJ flood hazard elevation but is outside of the tennis court area.

The tennis club is located in the C-1 zone and is a non-permitted use.  In addition, all sets of tennis courts are forward of the 150 foot setback requirement.

The proposed dome is 120 feet deep and 238 feet wide. It is arched at 40 feet at the highest point as the other domes are. The proposed setback is 55.67 feet on the easterly corner and 114.66 feet to the other corner of the dome itself.  This proposed dome is 220 feet from the closest residence.
There is a berm between the court and the street will be supplemented with more trees and evergreens will be planted throughout the open area for screening purposes.

The existing lighting will be removed when the dome goes up and then re-installed when the dome comes down.

The walkway will be finished in flagstone and can be lit with landscape lighting if the Board requests.

The dome will be used from September through April from 7am to 10pm.
Michael Sgaramella stated that since the facility is on Passaic Avenue which is a county road, the project will need county approval. 
Mr. Sgaramella asked about screening for the mechanical equipment.  

Mr. Petrie stated that the equipment is 8’3” high and will be surrounded by a fence that is close to that height.

A 4 foot fence will surround it and could be made higher if desired.

The mechanical equipment must remain on the west side of the dome due to the wetland transition area on the other sides.  It is still 220 feet from a residence.

Landscape lighting will continue from the second dome to the third dome entrance.
Bob Michaels’ memo stated that the plan indicates 20 trees to be planted but plans show 21.  They will plant 21 trees.

There is no change to the impervious coverage.  15.4 to 21.8 % building coverage which is below the 35% coverage permitted
Mr. Cannilla questioned the legal notice to individual condo units near the property.  
Mr. Harrison stated that he noticed in accordance with the lists provided to him by the tax assessor and is in accordance with MLUL.

Mr. Sgaramella asked if the mechanicals conform to our noise ordinance and Mr. Petrie stated that it does, and that it is below the ordinance requirements.

Mr. Petrie said that they have filed for a permit from the DEP to build the foundation in the transition area.
There may be one or two trees that are dead that will be removed by the landscaper. 
The main entrance to the dome will be on the west side, with two emergency exits on the north side.

The Board felt that the northern and western sides should be lit at the exit points.

The ordinances calls for 1 foot candle in commercial zones, but Mr. Sgaramella stated that ½ foot candle would suffice for this purpose, although it should be higher at the exit points.  This would mean a variance for the ½ foot candle which would be along the pathways.
The path around the dome will be flagstone on the north and west side, but gravel on the east and south side.

The generators run on natural gas.  The emergency lights provide general lighting for a limited period of time.  The dome deflates slowly.

The emergency lights are on a battery back-up.

Mr. Harrison stated that all construction codes will be adhered to.

Mr. Cannilla expressed concern about the mechanical equipment’s location in front of the dome.  He feels sound testing should be done to be sure that there are no violations.

The application must include a variance for an 8 foot fence.

The Board is concerned with generators running during a significant power outage for a long period of time. 

Mr. Harrison stated that the generators are not intended to maintain serviceability, but to allow the domes to slowly deflate and permit an orderly preparation of the domes, especially an effort to keep them dry.  The generators can run up to 12 hours, but no longer.
Mr. Chiarolanzio asked if they included the new structures at Sun Valley in their testing and they responded that they did.

Mr. Noss asked if there were any limitation on the lights.  All lighting standards would apply.  The light stanchions are at 20 feet.  The dome has built-in lights when operational and the dome will appear white.

Mr. Chiarolanzio asked if the generator could power the lights along the path. 
The applicant stated that they could do that. 

Mr. Cannilla opened the meeting to the public.  Seeing no questions, he closed the meeting to the public.

Charles Clayton Bibbee, general manager was sworn in.

Mr. Bibbee testified that the dome will be used seasonally.  No complaints have ever been received regarding the use of the domes.  He has never noticed the generator noise.

The domes take 1-2 hours to deflate, and they are always monitoring the weather.

Mr. Bibbee stated the dome meets all safety standards.  No smoking is permitted anywhere on the premises.  He confirmed that the dome will look like the other domes.

Mr. Noss asked what happens in the snow.  

Mr. Bibbee stated that the snow would melt off the top.  But the snow must be shoveled off of the sides.

Mr. Peter Steck, planner, was sworn in and accepted as a witness.

He introduced Exhibit A-4  which is 3 page exhibit of location and conditions.
Mr. Speck concurred that the property is located on 10.3 acres in Florham Park and the plan is part of a series of improvements that the owners have undertaken.  The property is highly irregular, with wetlands.  The purpose is to allow tennis during the winter months and it is a low intensity use.
Mr. Speck stated that the project is in line with the Master Plan goals of encouraging a wide choice of leisure activities.  It promotes open space, and works in good coordination with the adjacent conservation areas. There has been no negative response regarding the first two domes.  

He believes this to be a benefit to the community and that it can be approved without substantial detriment.

Mr. Cannilla asked what the actual size of the dome is.

Mr. Petrie stated that it is 120’ X 238”.  All the domes add up to 19.1% coverage total.

Mr. Chiarolanzio asked if there are any plans to dome the pool  

The applicant stated that there were not.

Mr. Cannilla opened the meeting to the public.  Seeing no questions, he closed the meeting.
Mr. Cannilla requested the area be embellished with trees.  He requested that the noise must meet state and municipal regulations.

The resolution must include the following conditions:

The fence height will be 8 feet.

The lighting will be ½ foot candle along the path to the driveway.

There will be 21 trees planted.

Exterior lighting as code requires.

The generator shall power the sidewalk lighting.

Mr. Cannilla called for a motion.

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

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
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