
Zoning Board of Adjustment

Regular Meeting Minutes

June 6, 2012
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, June 6, 2012 at 7:30 p.m., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.
Members Present:

Mr. Michael Cannilla, Chairman (left at 7:35 p.m.)
Mr. Jeffrey Noss, Vice Chairman
Mr. Lambert Tamin

Mr. Russ Corrao 
Mr. Matthew DeAngelis 
Mr. Martin Chiarolanzio (1st Alternate)

Members Absent:
Mr. James Gallina
Mr. Mark Iantosca
Also Present:

Mr. Kurt Senesky, Esq., Board Attorney
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 May 14, 2012 Meeting.
Mr.  Noss made a motion to approve the minutes, second by Mr. Tamin .

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

5.
Sisters of Charity



Application #BOA12-6


2 Convent Road



Use Variance


Block 1301, Lot 2.E


Applicant is seeking approval to build an athletic field.
Carlotta Budd, Esq. represented the applicant.  

Mr. Cannilla reminded Ms. Budd that the application would need 5 affirmative votes in order to pass.  He asked her if she still wanted to proceed in light of the fact that there are only 5 members present.  
Ms. Budd indicated that she would proceed and then make a determination after all testimony has been heard as to whether she wanted the Board to vote tonight.
Mr. Cannilla then recused himself from the application, and turned the meeting over to Co-Chairman Noss.
Ms. Budd stated that the athletic field would be used by both the College and the Academy.  There would be no lights, and no bleachers, except for the player benches.

Mr. Louis J. Belle, of Kinsey Associates was sworn in and accepted as an expert.
Mr. Belle stated that the desired field location is at the northeastern end of the campus near to Park Avenue.  Its present condition is an open, grassed plateau that is moderately sloped.
This is the most serviceable location, and it is close to a parking lot.  There would be a nominal amount of clearing needed on the west side and the northeast & northwest corner.  He further noted that specimen trees would be preserved.  The landscaping would include 87 trees to be planted around the perimeter.
The embankments would be cut, and a retaining wall on the western end will be installed that will be terraced.  The area will have a small amount of fencing at the downhill slope and at the retaining walls for safety purposes.  There will be safety netting behind the goals.
Regarding Michael Sgaramella’s statement in his memo that a guide rail is needed when the platform is in excess of 30 inches, Mr. Belle stated that the viewing platform can be re-graded and lowered to comply and therefore eliminate the need for a guide rail.  The dimensions of the viewing platform are 60 feet by 20 feet.
Mr. Chiarolanzio questioned why there are no bleachers.  Mr. Belle stated that the games are not heavily attended.

Mr. Senesky confirmed that there are no lighting plans or a PA system and Mr. Belle stated that is a budget driven plan and those items are not part of this project.

Sr. Barbara Aires from the Sisters of Charity sworn in as a witness.  She stated that the parking lot is multi-use as it also supports college classes.  There are 130 spots and she believes that it is sufficiently large enough.  

Sr. Barbara also stated that the field is needed to augment the soccer and lacrosse teams that currently have their games and practice at off-campus facilities which has become quite costly.

Mr. Belle said that the area is located 350 feet from Park Avenue and 275 feet from Punchbowl Road.  The turf will be grass from either seed or sod, depending on cost.

Mr. Chiarolanzio asked about the restroom provisions and also if a track was planned.

Sr. Barbara stated portable restrooms will be rented during sports seasons.
Both Sr. Barbara and Mr. Belle said that there are no plans for a track and that this area would not be conducive for that it due to the irregular landscape and sloping issues.  
Mr. Belle stated that the Site Data Box was inserted on Sheet #1 of the site plan as requested by Mike Sgaramella and distributed to the Board Members. 
Mr. Belle stated that according to initial calculations, the 28 trees that are to be removed will result in a 111 replacement tree requirement as per the Borough tree ordinance.  They are proposing to plant 87 trees on site and would like that to satisfy the replacement obligation.  Additionally, Mr. Belle indicated that 6 trees slated to be removed are likely exempt for the tree replacement requirement.
Sr. Barbara added that last year 150 new trees were planted as part of the 100 year celebration of the Sisters of Charity.

Mr. Belle stated that the drainage has been addressed.  Also, the drain detail on Sheet #8 will be addressed upon final plan submission.  He will speak to Mr. Sgaramella regarding that.
Upon further questions from Board members, Sr. Barbara said the field will be a regulation size field for both soccer and lacrosse.  It is needed as a primary playing and practice field for the two sports.  Each sport has approximately 15-18 games, plus practice time.  They may have a summer camp that would also use the field at some future date.  

Sr. Barbara stated that there are no plans for any signage for the field because it is not needed.

Mr. Belle said that in the future, a scoreboard may be installed.

Regarding emergency access, there is a driveway is in close proximity and runs parallel to the field.
Mr. Corrao felt that some reinforcement of the 15’ x 50’ grass area between the field and the driveway entrance is needed so that both emergency vehicles and maintenance vehicles can be supported when accessing the field.  Open pavers was mentioned as an option.
Mr. Belle stated that they would be agreeable to providing ground reinforcement and having the engineers decide on what design material would be used as a condition of the resolution.

Mr. Michaels stated that this project satisfies the criteria of being an inherently beneficial use that will have little or no impact on neighboring properties because the location is far enough away from the property lines.  He added that it is also necessary for the ministry of the Sisters of Charity.
Mr. Michaels also stated that the tree ordinance is not part of Chapter 250, Zoning, therefore, the Board has no jurisdiction on it and variance relief could not be granted. 
Mr. Noss opened the meeting for any questions or comments from the public.  Seeing none, he closed the meeting to the public.

Carlotta Budd stated she had no further testimony.

Mr. Noss said that the project is minimally invasive and will enhance the mission and educational goals of the Sisters of Charity.

Mr. Noss asked if any members had any other questions or comments.  He asked if any members had any hesitations about this application.

Seeing no further questions or concerns, Mr. Noss asked Ms. Budd if she would like the Board to vote on the application at this time.

Ms. Budd stated she would like a Board vote.
Mr. Noss called for a motion.
Mr. Corrao made a motion to approve the application, second by Mr. Chiarolanzio.

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 8:30 p.m.
Marlene Rawson 
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