
Zoning Board of Adjustment

Regular Meeting Minutes

March 18, 2026
The Regular meeting of The Borough of Florham Park Board of Adjustment was called to order on Wednesday evening, March 18, 2026 at 6:30pm., in the Municipal Building, 111 Ridgedale Avenue, Florham Park, New Jersey.

Mr. Michael Cannilla, Chairman

Mr. Jeffrey Noss, Vice Chairman

Mr. John Novalis 

Mr. Brian O’Connor
Mr. Michael Shivietz 

Mr. Marc DeBoer (1st Alt)

Members Absent:

Mr. Rick Zeien
Mr. Ed Facas

Also Present:
Mr. Michael Mullen, Esq., Board Attorney

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 Alyssa Van Liew responded that we are in compliance with the requirements.

Approval of Minutes:

1.
Approval of Minutes from the March 04, 2026 Meeting.

Mr. O’Connor made a motion to approve the minutes, second by Mr. Noss
Roll Call:  On a roll call vote all members present and eligible voted for approval.  

Resolution of Approval:

2.
Matthew & Rachel Beck




Application #BOA26-01

20 Afton Drive 

Block 2804, Lot 7

Mr. Cannilla, Ms. Van Liew, and Mr. Mullen were unsure about the driveway shrinkage for applicant and from recollection, said 10 feet, whereas applicant attorney said it was 8 feet. Ms. Van Liew and Mr. Mullen agreed to listen to recording of meeting to confirm.

Mr. Noss made a motion to approve the minutes, second by Mr. Shivietz 
Roll Call:  On a roll call vote all members present and eligible voted for approval.  

C Variance:

3. 
Domenico Vitulli 




Application #BOA26-03 

265 Brooklake Road


Block 2009, Lot 7 

Applicant is looking to add one story addition to the right side of the home. 

**Applicant has asked to be carried to our next meeting, Wednesday, April 1, 2026 as there was a conflict with some of their professionals’ availability.**
Mr. O’Connor made a motion to approve the minutes, second by Mr. Novalis 
Roll Call:  On a roll call vote all members present and eligible voted for approval.  
4. 
Lukasz Kosc 




Application #BOA26-05 


6 Indian Lane 


Block 2103, Lot 6 

Applicant is seeking approval for excess lot coverage variance to install an inground pool and patio.

The Applicant, Lukasz Kosc, represented himself. He stated he worked very closely with his engineer to be before the board tonight. He had a letter prepared for this evening in which it stated a modest lot coverage variance request of 3.4%; he would like it to go from 25% to 28.4%. He referenced it as a 3.4% deviation. It is located in the R-44 Zone. 43, 560 Square feet are allowed here and his lot is only 28,000 square feet which was constructed prior to him owning the home. The pool is consistent with the character of the neighborhood. He has incorporated stormwater management into the design: sub surface drywell system and patio drainage infrastructure; designed to capture and manage runoff on site which will offset additional impervious coverage. The strict 25% application on his undersized lot creates a hardship not generally applicable to properties in this zone. Currently only paved areas and patio and driveway. The backyard is elevated off the driveway, so you enter via a few steps, where it is essentially completely flat. 

Mr. DeBoer asked “Why two paver patios?” 

Mr. Kosc replied he wants to increase paver patio area because it’s so small it can’t fit a 6-person outdoor dining table there without it being on the grass. 

Mr. DeBoer also inquired “Why is the pool equipment 70 feet away?” He also referenced previous applicant, Beck, where he thought modifying the driveway to meet the impervious coverage. 

Mr. Kosc replied he has not as it has been like that for 40 years. He did not want pool equipment to be in the middle of backyard and that is why in the drawing it is slightly off to the side. 

Mr. Cannilla stated he is very sensitive to coverage across the community and within the municipality. The proposed project is not far from the river. He mentions the driveway is 40 feet deep can turn a car all the way around; take away a little here to add there. He asked for clarification on the “recharge system”. 

Mr. Kosc replied informing him the Recharge System is a drywell system, manufactured by Coltec which is designed to hold 281.5 cubic feet of water storage. The proposed pool patio is 896 square feet. 

Mr. Cannilla said the engineer did not take into consideration of improved lot coverage, stating it will not drain as intended. 

Mr. Novalis said underground doesn’t get counted because it is underground, not above it. 

Mr. Noss does not think it is a hardship. 

Mr. Kosc did not know zoning requirements as a homeowner, neighbors have larger driveways and should have brought more pictures for understanding. 

Mr. Novalis said not too long-ago pools were included for pools and then people were doing large patios. 

Mr. Kosc appreciated concerns raised from the board. 

Mr. O’Connor asked size of pool, 16 x 40? He said “As a pool owner, that is a very big pool.” 

Mr. Kosc agreed it is a big backyard and wanted the pool to scale the size of the backyard. He 

 said he is already at 24.8% and would be in the same predicament with needing a variance. 

Mr. DoBoer said he’s actually at 4.8% and propose removing 175 square feet of slate, steps and block in the back; existing patio and slate, so if removed, he’s really asking for 4.25% over not 3.5%. Adding extra stuff would be a 28.4% increase. 6,949 square feet minus 175 square feet equals 6, 774 divided into total lot coverage 28,050. And then divide those 2 you get 24.14%. 

Mr. Noss said 28.4% is a sizeable ask. 

Mr. Kosc considers looking at patio and cutting it down further. 

Mr. Cannilla explains to applicant the process of how the board operates, and suggests he should go back with his engineer and revise before making a decision; his driveway is huge. 

Mr. O’Connor wanted to confirm if it is a retaining wall and not Belgian blocks by the driveway

Mr. Kosc confirmed it is Belgian blocks on the right side; would like to avoid the driveway and reduce the patio

Mr. Noss was looking at neighbors via Google maps, and said he can back up straight into his driveway. Avoid space, not utilizing space to begin with

Mr. Cannilla has been on the board for almost 30 years. 

Mr. Kosc said he is the 2nd owner of the house. 

Mr. Cannilla opens to the public and there are no questions, comments, or concerns

Mr. Kosc asked if voted today, what would be the potential outcome? 

Mr. Novalis told applicant he wants them to have the pool, the pool size is no big deal, everything else is the problem. He would like him to see other applicants and how they have no walkway

Mr. O’Connor majority agrees with Mr. Novalis about how it is so much coverage with the walkway and driveway and how Covid time was pool city 

Mr. Noss wants him to have the pool 

Mr. Shivietz said he rode past the other day and said how the driveway is big on paper but bigger in person

Mr. Novalis made a motion to approve carrying the application to the next meeting on April 1st, second by Mr. O’Connor 
Roll Call:  On a roll call vote all members present and eligible voted for approval.  

5. 
John & Marianne Klein 



Application #BOA-06

11 Vultee Drive 


Block 2802, Lot 12 

Applicant is looking to add a master bedroom and bathroom above to an existing 1 story, attached; 2 car garage.

Applicant is being represented by Mr. Mark Blount, Esq. They are proposing a master bedroom and bathroom which currently has 37% improved lot coverage, two stormwater controls on property. There will be no change in building lot. 

Mr. Klein testified that he wants to make more habitable space in the home as his daughter may be returning from college and his mother-in-law may be moving with them as well. He wants to make it a multi-generational home with 5 bedrooms. 

Mr. Blount, Esq. reiterated his client wants this house to be his forever home, multi-generational, not expanding anything, just building up above the current garage. The stormwater is designed to help mitigate flooding risks and go into drywells, no other variances.

Mr. Novalis issue is not the property but that the patio is over 1,000 square feet. 

Mr. Noss wanted clarification on what the board was looking at

Mr. Cannilla answered with the building required is 14.5% that will not exceed the 14.5%, he respects the applicant coming rather debating with the Zoning Official about her decision. He thanked him for trying to help the community by installing stormwater management. He confirmed the applicant will maintain the brick, and the siding will be replaced with the same. 

Mr. Klein confirmed his house was built in 1969. 

Mr. Novalis made a motion to approve, second by Mr. O’Connor 
Roll Call:  On a roll call vote all members present and eligible voted for approval.  

On a motion duly made and seconded the meeting was adjourned at 8:10 pm.
Alyssa Van Liew





March 18, 2026
Board Secretary
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