TOWNSHIP OF BERNARDS
ZONING BOARD OF ADJUSTMENT

REGULAR MEETING AGENDA
Warren Craft Meeting Room
November 8, 2023
7:30 PM

This meeting will be held in person in the Warren Craft Meeting Room. For those interested in watching on
their computers, the link will be available at 7:30 PM by clicking on the “"Watch the Meeting Live” icon on the
Bernards Township Zoning Board of Adjustment web page. Please note that all questions/comments must
be made in person.

1. CALL TO ORDER

2. FLAG SALUTE

3. OPEN PUBLIC MEETING STATEMENT
4. ROLL CALL

5. APPROVAL OF MINUTES
A. October 4, 2023 — Regular Session
B. October 12, 2023 — Special Session

6. APPROVAL OF RESOLUTIONS
A. Blumberg, Darren & Niki; Block 4701, Lot 15; 106 Annin Road; ZB23-004 (approved)
B. Wadhwa, N./Mohan, M.; Block 7101, Lot 21; 16 Chaucer Court; ZB23-005 (approved)
C. Flanigan, Michael & Caitlyn; Block 1805, Lot 24; 54 Dyckman Place; ZB23-013 (approved)
D. Brinkworth, G./Tsung, C.; Block 4101, Lot 23; 12 Fairview Drive East; ZB23-018 (approved)

7. PUBLIC HEARING
A. Finley Real Estate LLC; Block 1801, Lot 1; 55 South Finley Avenue; ZB21-031A — Extension of time
to get plans signed

8. COMPLETENESS AND PUBLIC HEARING
A. Stowe, Jody M. & Clark, Carolyn S.; Block 1902, Lot 8; 11 Culberson Road; Bulk Variances; ZB23-010
(continued from 07/13/2023)
B. Jain, Arpit & Shikha; Block 2001, Lot 4.02; 29 Spruce Street; Bulk Variance; ZB23-017
C. Far Hills Development LLC; Block 2601, Lot 9; 179 Culberson Road; Bulk Variance; ZB23-020
D. Donchez, Peter J. & Julie L.; Block 5203, Lot 13; 375 Grist Mill Drive; Bulk Variance; ZB23-016

9. COMMENTS FROM MEMBERS
10. COMMENTS FROM STAFF

11. ADJOURN
10/27/2023 dssw



TOWNSHIP OF BERNARDS
2019 ZONING BOARD OF ADJUSTMENT APPLICATION

[v] Bulk or Dimensional (“¢”) Variance [ 1 Appeal of Zoning Officer’s Decision

[ 1 Use (“d”) Variance [ 1 Interpretation of Zoning Ordinance

[ ] Conditional Use (“d”) Variance [ 1 Minor Subdivision

[ ] Floor Area Ratio, Density, or Height (“d”) Variance [ ] Major Subdivision - Preliminary / Final
[ ] Site Plan - Preliminary / Final [ ] Other (specify):

1. ApPLICANT: Carolyn S. Clark and Jody M. Stowe
Address: 11 Culberson Road, Basking Ridge, New Jersey 07920

Phone: (home) (work) (mobile) (908) 391-2143
Email (will be used for official notifications): jodymstowe@yahoo.com

2. OWNER (if different from applicant). (S@Me as Applicant)
Address:

Phone: Email (will be used for official notifications):

3. ATTORNEY: [ rederick B. Zelley / Law Offices of Frederick B. Zelley LLC
Address: 23 Division Avenue, First Floor, P.O. Box 324, Millington, New Jersey 07946

Phone: (908) 647-6001 Email (will be used for official notifications): fze”ey@fbﬂegal'com

4. OTHER PROFESSIONALS (Engineer, Architect, etc. Attach additional sheet if necessary):

Name: Catherine A. Mueller / Page-Mueller Eng. Consult. Pt [E

Address: P-O. Box 4619, Warren, New Jersey 07059

Phone: (732) 805-3979 Email (will be used for official notifications): cmueller@pagemuellereng.com

5. PROPERTY INFORMATION: Block(s): 1902 Lot(s): 8 Zone: R-6
Street Address: 11 Culberson Road

Total Area (square feet/acres): 41,481sf/0.95ac

6. ARE THERE ANY PENDING OR PRIOR PLANNING BOARD OR BOARD OF ADJUSTMENT
APPLICATIONS INVOLVING THE PROPERTY? [ |No [v] Yes (if yes, explain or attach Board
resolution) Variance granted for deficient lot width. Please see copy of Resolution submitted herewith.

7. ARE THERE CURRENTLY ANY VIOLATIONS OF THE ZONING ORDINANCE INVOLVING
THE PROPERTY? [ ] No [ ,/] Yes (ifyes, explain) Existing impervious coverage is 18.54% (7,691 sf) where 18% (7,467 sf)

is permitted. This is due to installation of gravel walkways, etc., which Applicants did not realize are considered impervious in Bernards Township.
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8. ARE THERE ANY DEED RESTRICTIONS OR EASEMENTS AFFECTING THE PROPERTY?
[v]No [ ] Yes(ifyes, explain and attach copy) (None known)

9. DESCRIPTION OF THE EXISTING PROPERTY AND THE PROPOSAL/REQUEST:

Please see Addendum

10. DESCRIPTION OF REQUESTED VARIANCES OR EXCEPTIONS (include Ordinance section no.):

Ordinance Section 21-15.1(d)(1) and Table 501

11. THE FOLLOWING ARGUMENTS ARE MADE IN SUPPORT OF THE APPLICATION:

Please see Addendum

12. NOTARIZED SIGNATURES (ALL APPLICANTS AND OWNERS MUST SIGN):

APPLICANT(S) SIGN HERE:

[/we, Carolyn S. Clark and Jody M. Stowe

all of the above statements and-the stateme &rﬁin the materials

Signature of Applicant(s): and

Sworn and sybscribgd bgfore me, this 20th day of April
'3

Frederick B. Zelley, Attcye/y at Law of the State of New Jersey

hereby depose and say that
bmitted herewith are true and correct.

7

OWNER(S) SIGN HERE (IF APPLICANT IS NOT THE OWNER):

If the application is made by a person or entity other than the property owner, or by less than all of the property
owners, then the property owner or the additional owners must complete the following:

[/we, the owner(s) of the property described in this application,

hereby authorize to act as my/our agent for purposes of making
and prosecuting this application and I/we hereby consent to the variance relief (if any) granted and all conditions
of approval thereof.

Signature of owner(s):

Sworn and subscribed before me, this day of , 2023.

Notary
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Addendum to Application for Bulk Variances
Applicants: Carolyn S. Clark and Jody M. Stowe

Tax Block 1902, Lot 8 — 11 Culberson Road (R-6 Zone)
The following are responses to the respective Application Items noted “Please see Addendum™:

4, [Additional Professionals] T R T Ea——

David C. Washington, Architect !a_ ‘7
or Thomas Chauvette, Architect | APR
Washington Architectural Group 1

930 Mt. Kemble Avenue L
Morristown, New Jersey 07960 PLANNING/ZONING BOARDS|
Phone: (973) 425-7722 -
FAX: (973) 425-1366
Email: dewarch@aol.com

9. [Description of the Existing Property and the Proposal/Request]

The Applicants wish to construct a detached. front load, two bay garage with a second level
recreation/golf room at the end of their existing driveway, on the right (east) side of their property.
They will soon have four (4) licensed drivers in their family with separate vehicles. They also have
a collector vehicle. They wish to be able to garage all of the said vehicles, for protection from the
elements as well as from theft given the recent increase in residential auto thefts in the area.

10. [Description of Requested Variances or Exceptions]

This is an application for bulk variances for impervious coverage (21.58% (8,950 sf) where
18% (7,467 sf) is permitted in the R-6 Zone) and for excessive height of an accessory building
(detached garage) (21.92” where 20° is permitted).

With the exception of the aforementioned variances, the Applicants believe that no other

variance, waiver or exception is required in order to grant the approval requested. However, if the

Board directs that additional variance(s), waiver(s) or exception(s) is/are needed, the Applicant may
seek the same in accordance with such direction.

11. [Arguments in Support of Application]

The variances requested would be “C-2” flexible variances, in that the purposes of the



Municipal Land Use Law, N.J.S.A. 40:55D-1, ef seq., would be advanced by a deviation from the
zoning ordinance requirements, and the benefits of the deviation would substantially outweigh any
detriment. The addition of the detached garage to the Applicants’ property would advance the
following purposes of the MLUL, as set forth in N.J.S.A. 40:55D-2:

a. To encourage municipal action to guide the appropriate use or development of all
lands in this State, in a manner which will promote the public health, safety, morals,
and general welfare, by providing safe storage of the Applicants’ vehicles and by
providing a safe environment (on the second level of the proposed garage) within
which the Applicant and their family can recreate;

C. To provide adequate light, air and open space, by constructing a second building
detached from the main house, rather than increasing the size and mass of the house;
and

i To promote a desirable visual environment through creative development techniques

and good civic design and arrangement, by constructing an attractive accessory
structure architecturally complementary to the Applicants” home and the surrounding
neighborhood.

Additionally, the proposed attractive additional garage with recreation space would assist in
improving the housing stock and conserving property values in the neighborhood as whole, which
remains a purpose of land use regulation even though that goal is not expressly stated in N.J.S.A.

40:55D-2. Home Builders League of S. Jersey. Inc. v. Township of Berlin, 81 N.J. 127, 144-45
(1979).

The Negative Criteria are also satisfied, as the variances can be granted without substantial
detriment to the public good and without substantial impairment of the intent and the purpose of the
zone plan and zoning ordinance. In fact, there are several detached garages in the Applicants’
neighborhood which are as large if not larger than their proposed garage, the existence of which has
not been detrimental to the public good and has not substantially impaired of the intent and the
purpose of the zone plan and zoning ordinance.

Respectfully Submitted,

LAW OFFICES OF
FREDERICK B. ZELLEY LLC

D gl

By: Frederick B. Zelley,
Attorneys for the Applj ants
Carolyn S. Clark andJody M. Stowe

Dated: April 20, 2023



r RECEVED
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TOWNSHIP OF BERNARDS |1 \\niNG/ZONING BOARDS
2023 ZONING BOARD OF ADJUSTMENT APPHICATION—

[ 1 Bulk or Dimensional (“c”) Variance [ 1 Appeal of Zoning Officer’s Decision

[ ] Use(“d”) Variance [ ] Interpretation of Zoning Ordinance

[ ] Conditional Use (“d”) Variance [ ] Minor Subdivision

[ ] Floor Area Ratio, Density, or Height (“d”) Variance [ ] Major Subdivision - Preliminary / Final
[ ] Site Plan - Preliminary / Final [ 1 Other (specify):

1.APPLICANT: ____ ARPIT T AN, SHIkuA TN
Address: 2.4 SPRUCLE ST, B ARG RIOGE ,NT 1920
' Phogs: (home) (work) (mobile) 61 1o0Y Lfol
Email (will be used for official notifications): __J Cuing ~chil~103 0 (Pomail Lom
2. OWNER (if different from applicant):

Address:

Phone: Email (will be used for official notifications):

3. ATTORNEY:

Address:

Phone: _ Email (will be used for official notifications):

4. OTHER PROFESSIONALS (Engineer, Architect, etc. Attach additional sheet if necessary):

Name: \T@%"ﬁ‘e YO Profession: P 0’9’{ d 220 MMM‘L}
Address: ___|€ Ao Styeo 4 , Totade NI DIS512.

Phone: %3 WML |2\ Email (will be used for official notifications): 3€&Q= Y2eds lg;ﬁ @m‘ NT
5. PROPERTY INFORMATION: Block(s): __ 200 | Lots): ' 072 Zoney . o

Street Address: 29 SPRucE ST Total Area (square feet/acres): 500 r ’/ 25 Aex.

6. ARE THERE ANY PENDING OR PRIOR PLANNING BOARD OR BOARD OF ADJUSTMENT
APPLICATIONS INVOLVING THE PROPERTY? [ o [ 1Yes (ifyes, explain or attach Board

resolution)

7. ARE THERE C Y ANY VIOLATIONS OF THE ZONING ORDINANCE INVOLVING
THE PROPERTY? {“{No [ ] Yes (ifyes, explain)

8. ARE THERE ANY DEED RESTRICTIONS OR EASEMENTS AFFECTING THE PROPERTY?
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MO [ 1Yes (if yes, explain)

9. DESCRIPTION OF THE EXISTING PROPERTY AND THE PROPOSAL/REQUEST

kpm,ab .-w\bb\L | CA,:)\w

12. NOTARIZED SIGNATURES (ALL APPLICANTS AND OWNERS MUST SIGN):

APPLICANT(S) SIGN HERE:

' B 2 \L}J._f 3
I/we, M \ElA// and %\f‘/ hereby depose and say that

all of the above statements and the statements contained in the matenals submitted herewith are true and
correct.

Signature of Applicant(s):

an
Sworn ubscyibgd before me, this 2-| day of A‘-—K’!’Ub/r , 20 _2_77

NotaryCYNTHIA KIEFER

I’{‘D\l’

#2442 97

OWNW@KFHG@RE (IF APPLICANT IS NOT THE OWNER):

If the application is made by a person or entity other than the property owner, or by less than all of the property
owners, then the property owner or the additional owners must complete the following:

I'we, the owner(s) of the property described in this application,

hereby authorize to act as my/our agent for purposes of making
and prosecuting this application and I/we hereby consent to the variance relief (if any) granted and all
conditions of approval thereof.

Signature of owner(s):

Sworn and subscribed before me, this day of ,20

Notary
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RECEIVED

TOWNSHIP OF BERNARDS SEP 20 2023
2023 ZONING BOARD OF ADJUSTMENT APPLICA’]!"ION

: . , PLANNING/ZON! !
ulk or Dimensional (“c”) Variance Appeal of Zoning Officer2s-Decision SIRG BOARED

X

B [ ]

Use (*d”) Variance [ ] Interpretation of Zoning Ordinance
Conditional Use (“d™) Variance [ ] Minor Subdivision

Floor Area Ratio, Density, or Height (“d”) Variance [ ] Major Subdivision - Preliminary / Final
[ ]

[X]
[ ]
[ ]
[ ]
[ ] Site Plan - Preliminary / Final Other (specify):

1. APPLICANT: FarHills Development LLC

Address: 10 Perrine Circle, Millstone, NJ 08535

Phone: (home) 201-697-4998 (work) (mobile)
Email (will be used for official notifications): __djjohnson’ 960@gmail.com

2. OWNER (if different from applicanf): _Far Hills Development LCC
Address: 10 Perrine Circle, Millstone, NJ 08535

Phone: Email (will be used for official notifications):

3. ATTORNEY: Michael S. Selvaggi, Esq., Lavery, Selvaggi, Abromitis & Cohen, P.C.
Address: 1001 Route 517, Hackettstown, NJ 07840

Phone: _ 908-852-2600 Email (will be used for official notifications): _Mselvaggi@Isaclaw.com

4. OTHER PROFESSIONALS (Engineer, Architect, etc. Attach additional sheet if necessary):

Name: Michael Roth, PE, Roth Engineering Profession: ENngineer

Address: 52 Qua” Run, Long Va"ey, NJ 07853

Phone;  973-715-7427 Email (will be used for official notifications): mike@rothengineers.com

5. PROPERTY INFORMATION: Block(s): __ 2601 Lot(s): 9 Zone; _R-2
Street Address: 179 Culberson Road Total Area (square feet/acres): 2.01 acres

6. ARE THERE ANY PENDING OR PRIOR PLANNING BOARD OR BOARD OF ADJUSTMENT
APPLICATIONS INVOLVING THE PROPERTY? [X]No [ ] Yes (if yes, explain or attach Board
resolution)

7. ARE THERE CURRENTLY ANY VIOLATIONS OF THE ZONING ORDINANCE INVOLVING
THE PROPERTY? [X]No [ ]Yes (ifyes, explain)

8. ARE THERE ANY DEED RESTRICTIONS OR EASEMENTS AFFECTING THE PROPERTY?
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[X]No [ ]Yes (ifyes, explain)

9. DESCRIPTION OF THE EXISTING PROPERTY AND THE PROPOSAL/REQUEST:
Single family dwelling with site related improvements.

10. DESCRIPTION OF REQUESTED VARIANCES OR EXCEPTIONS (include Ordinance section no.):
Bulk variance relief is requested for minimum lot width and minimum improvable lot area

as per Ordinance Secfion 21-10 and Table 507. Please see plans.

11. THE FOLLOWING ARGUMENTS ARE MADE IN SUPPORT OF THE APPLICATION:
The need for relief is founded premarily on the fact that the property is a corner lot with an

already existing residence. The Applicant is not exacerbating either pre-existing condition

with respect 1o the new proposed home.

12. NOTARIZED SIGNATURES (ALL APPLICANTS AND OWNERS MUST SIGN):

APPLICANT(g) SIGN HERE:

Iiwe, i _)ﬁ]g[@l i g Eé éﬁ)ﬁgzd and hereby depose and say that
all of the above statements and the statementg€bntained in the materials submitted herewith are true and
comrect.

Signature of Applicant(s): and

Sworn and subscribed before me, th;? Z(S-‘/ day of Ué Ut ,2023%

WENDY DEJESUS
NOTARY PUBLIC
TATE OF NEW JERSEY
MY COMMISSION EXPIRES
JUNE 11. 2024

N U OO
* [GWNER(S) SIGN'HERE (IF APPLICANT IS NOT THE OWNER):

- 4 - ] § S X
| Hithe apg{it:a.%an 15 miadigpy a person or entity other than the property owner, or by'icss than all of the property
" | ownets, fhen the hropesty owner or the additional owners must complete the following:
Ifﬁr(; B ,:DA’Uf % 36 U se A the owner(s) of the property described in this application,

" 3 = n oy J"V.'jz"‘, 4 ‘
her;ij authorize _ Mici A’&/f/ fgw;d&é! X to act as my/our agent for purposes of making

and prosecuting this application and I/'we he Iby kent to the variance relief (if any) granted and all
conditions of approval thereof. ]

Signature of owner(s):

—}g day of A’W r , 20%_.3

WENDY DEJESUS
NOTARY PUBLIC
STATE OF NEW JERSEY
' MY COMMISSICN EXPIRES

IINE 11 2024

Sworn and subscribed before me, this
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RECEIVED

!
TOWNSHIP OF BERNARDS -9 2093

AUG
2023 ZONING BOARD OF ADJUSTMENT APP]LIC’ATION

[X] Bulk or Dimensional (“c) Variance Appeal of Zoning OTHCAPY e GURNG BOARDS

[ ]
Use (“d’™) Variance [ ] Interpretation of Zoning Ordinance
Conditional Use (“d”) Variance [ ] Minor Subdivision
[ ]
[ ]

Floor Area Ratio, Density, or Height (“d”) Variance Major Subdivision - Preliminary / Final

[ ]
[ ]
[ 4
[ ] Site Plan - Preliminary / Final Other (specify):

1. APPLICANT: Pedel 3. & Tulie L. Noncthez
Address: 378 Gvis+ AU De. Rag kr'ﬂA Qr'&je_' NI 61d92e

Phone: (home) Gte-243- 35312 (work) (mobile) ©!e “Z%g- 537a

Email (will be used for official notifications): pjdeacuez @ qmail. com /‘_julr't-j‘lca!u‘e qrailicam

2. OWNER (if different from applicant):

Address:

Phone: Email (will be used for official notifications):
3. ATTORNEY:

Address:

Phone: Email (will be used for official notifications):

4. OTHER PROFESSIONALS (Engineer, Architect, etc. Attach additional sheet if necessary):

Name:  CLC L‘“JSC'I_P" Design Profession:
Address: 58 @'i"\wﬂﬂJ Avenve ﬁ;ln‘.._,m.ué' ANT o715
[~4 L4 r—d

Phone: 973~ 839 ~¢o2l  Email (will be used for official notifications): &€ e~@ CLCdestgu . corn

5. PROPERTY INFORMATION: Block(s): = 223 Lots): /3 Zone: R-Y
Street Address: 375 Evis£ M) By, Total Area (square feet/acres): 78,86 ‘»Ujétl/ /12 =eve

6. ARE THERE ANY PENDING OR PRIOR PLANNING BOARD OR BOARD OF ADJUSTMENT
APPLICATIONS INVOLVING THE PROPERTY? [X]No [ ] Yes (ifyes, explain or attach Board
resolution)

7. ARE THERE CURRENTLY ANY VIOLATIONS OF THE ZONING ORDINANCE INVOLVING
THE PROPERTY? [XINO [ 1Yes (ifyes, explain)

8. ARE THERE ANY DEED RESTRICTIONS OR EASEMENTS AFFECTING THE PROPERTY?
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[ 1No [X] Yes (ifyes, explain) (){7/:#7 essement - 4,10ﬂ)‘vm bas Traagmission Ca.
& 4 /!jh-( Py wea
9. DESCRIPTION OF THE EXISTING PROPERTY AND THE PROPOSAL/REQUEST:
Senyle -F-m!-, bheme wif. pre 2sasfing pael § pata. fropase) r3
1'1 /C"'GUA+C pa., ‘ Pﬂho. [ 7 !

10. DESCRIPTION OF REQUESTED VARIANCES OR EXCEPTIONS (include Ordinance section no.):
ZLMpervievs surface Covelege was 28 45/ wibhen bhame woes peveliaged
M 2020, Seelkiwe €ce pﬁM fo_ se rradel exizhwg posl 4 patrs.
/Ze—..».-le} f*dui‘fs. c-uv&je Fo  2o.& '/ s t

11. THE FOLLOWING ARGUMENTS ARE MADE IN SUPPORT OF THE APPLICATION:
Poo| o Pc.ha e 9 uve upgf._hnne\ i avd el {15 upq;r;J.g and ad
addifue | (c.lfefv mecsue ¢ far eur Y cbildeen. MNE ere  sncle mag
every effvt R pduca fend Covsrege e passible. pe

12. NOTARIZED SIGNATURES (ALL APPLICANTS AND OWNERS MUST SIGN):

APPLICANT(S) SIGN HERE:

Iwe, feter 3 Nanec hez and Jaulie L Davelhez hereby depose and say that
all of the above statements and the statements contained in the materials submitted herewith are true and
correct.

Signature of Applicant(s): AM(\S‘/&\/ and «W A . @O’VV /J/‘-@

Sw crib d before me MH@EEER@Y of M U%@ s 20 __Z~¢7

7 Notary Public - New Jersey

= ,. ——Coemmission #2442187
Natary Expires 01/10/24

OWNER(S) SIGN HERE (IF APPLICANT IS NOT THE OWNER):

If the application is made by a person or entity other than the property owner, or by less than all of the property
owners, then the property owner or the additional owners must complete the following:

[/we, the owner(s) of the property described in this application,

hereby authorize to act as my/our agent for purposes of making
and prosecuting this application and I/we hereby consent to the variance relief (if any) granted and all
conditions of approval thereof.

Signature of owner(s):

Sworn and subscribed before me, this day of 3200

Notary
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