
 

 

Zoning Board of Adjustment 
Regular Meeting Minutes 

September 6, 2023 
     
 
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on 
Wednesday evening, September 6, 2023 at 6:30pm., 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. Rick Zeien  
Mr. Brian O’Connor 
Mr. Michael Shivietz 
Mr. Ed Facas  
 
Members Absent: 
Mr. Jason Jensen  
 
Also Present: 
Mr. Michael Mullen, Esq., Board Attorney 
Mr. Michael Sgaramella, PE, Board Engineer 
Ms. Katherine Sarmad, PP, Board Planner 
Mr. Joseph Fishinger, Traffic Consultant 
 
Call to Order: 
 
Mr. Cannilla, Chairman called the meeting to order at 6:30 p.m. 
 
Statement of Adequate Notice: 
 
Mr. Cannilla asked the Board Secretary if the statutory requirements of the Open Public Meetings Act had 
been met.  Board Secretary Marlene Rawson responded that we are in compliance with the requirements. 
 
 
Approval of Minutes: 
 
1. Approval of Minutes from the August 2, 2023 Meeting. 
 
Mr. Zeien made a motion to approve the minutes, second by Mr. O’Connor 
Roll Call:  On a roll call vote all members present and eligible voted to approve the minutes. 
 
C Variance: 
 
2. Marco & Nicole Iacovo   Application #BOA23-5 
 67 West End Avenue 
 Block 3302, Lot 17  (R-15 zone) 
 
Applicant is seeking approval for excess building coverage in connection with the construction of a carport 
on the east side of the dwelling and a pre-existing detached garage. 
Carried from the August 2, 2023 meeting without further notice. 
 



 

 

Harrison Barany, PE, engineer for the Applicant, remained sworn in.  He referred to the revised plan set 
dated August 17, 2023.  He stated that the changes that were made are that they are removing one of the 
garage bays and shortening the overhangs.  These changes will reduce the detached garage from 1081 
square feet to 676 square feet.  The overall building coverage is now 3361 square feet or 13.9%. This is 95 
square feet over the requirement. 
 
The lot coverage has also been reduced slightly to 24.9% due to these changes.  They will install a trench 
drain in the driveway.  All roof leaders will direct the storm water to the street to the municipal system.  
Mr. Barany noted that the perc test was unsuccessful so they had to use this plan. 
 
Board Engineer Michael Sgaramella stated that he has reviewed the plan and is satisfied with it.   
 
Mike Cannilla asked if there is adequate capacity in the municipal system.  Mike Sgaramella replied that 
there is capacity and it is sized for a 25-year storm.  The yard drain will also mitigate of the runoff coming 
from Riverside Drive. 
 
Rick Zeien asked if the generator was still behind the garage and Mr. Barany replied yes.  Mr. Facas 
received confirmation that there will be water and electric in the garage.  There will not be heat. 
 
Mike Cannilla asked if the Applicant would be willing to limit their lot coverage to the original percentage 
of 26.5% where 30% is permitted.  This will give the Applicant approximately 400sf of additional lot 
coverage.   
 
Marco Iacovo, homeowner, replied that he did not understand why that would be an issue. They are 
doing what they can to mitigate any runoff. 
 
Jeff Noss stated that the applicant has a right to this lot coverage and it is no within our jurisdiction to 
limit it. 
 
Marco Iacovo responded that he is not willing to limit the lot coverage to less than what he is allowed. 
 
The application was opened to the public.  There were no questions or comments.  Mr. Barany confirmed 
that the application testimony is complete.  Mr. Cannilla asked for any final comments from the Board. 
 
Mr. Noss was pleased that they showed flexibility.  Mr. Novalis was concerned about the drainage and is 
happy that they have a plan that will mitigate it.  He had some concerns since this is a new construction 
project that was changed before you finished.  However, it is good that the garage was removed. 
 
Mr. Zeien was happy that the garage was cut back.  It was very large.  Mr. O’Connor and Mr. Shivietz were 
also concerned about the drainage and are pleased that is was addressed.  Mr. Facas noted that they 
inherited a water problem but you addressed it.  He appreciated their patience. 
 
Mr. Cannilla appreciated the garage reduction.  He agreed that they handled the water the only way they 
could. 
 
He called for a motion on the application. 
 
Mr. Noss made a motion to approve the application second by Mr. Zeien 
Roll Call:  Noss, yes; Zeien, yes; O’Connor, yes; Novalis, yes; Cannilla, no; Facas, yes; Shivietz, yes 
Approved 6-1 
 
Break:  7:00-7:10pm 
 
 
 
 



 

 

 

 
D – Use Variance, Preliminary and Final Major Site Plan: 
 
3. BPS Development   Application #BOA23-6 
 Columbia Turnpike & Elm Street 
 Block 1602, Lots 4 & 5 
 
Applicant is seeking use variance approval and preliminary and final major site plan approval for an 85-
unit two-story assisted living facility and memory care facility. 
 
Steven Azzolini, Esq. represented the applicant.  He stated that BPS is the contract purchaser of both lots.  
He gave a brief overview of the project.  BPS is an assisted living and memory care facility business.  They 
have built developments throughout the country.  The closest one to Florham Park is in Basking Ridge, NJ.  
This is an 85 unit, 2-story facility. 
 
He gave a history of the site.  A similar application for a 64-unit facility was heard and approved for this 
location in 2019 (Artis).  BPS has acquired the adjacent one-acre lot.  Both properties are in the R-25 
residential zone so they require use variance. 
 
The bulk variances include front yard setback (50ft req.) 31.1 feet, building coverage (10% req.) 25.2%, 
and lot coverage (30% req.) 53%.  They will provide proof that the use is inherently beneficial. 
 
Mike Cannilla reviewed the procedure and process for questions and comments of the public. 
 
 
SEE TRANSCRIPT 
 
 
Mr.  Zeien made a motion to carry the application to October 18 2023 meeting without further notice, 
second by Mr. O’Connor. 
 
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 11:15 p.m. 
 
 
 
Marlene Rawson      September 6, 2023 
Board Secretary 


