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Present: Ms. Furio, Mr. Merzel, Mr. Corona, Mr. DePalo, Mr. McLaughlin, Ms. Batistic, Ms. Westerfeld,

Mr. Van Horne (Board Attorney) 

Absent: 

The meeting was called to order at 8:00 pm. 

Ms. Furio announced that the meeting had been published as required by the Sunshine Laws of the State of New Jersey. 

The minutes of Mar. 28, 2013 were approved.

1221  Cresswood Homes LLC
            20 Clark St.       
Block 196  Lots 4

The applicant proposes to construct a new single family residence.

	Description
	Required
	Existing
	Proposed
	Variance

Required

	Front Yard  Set Back
	25 ft
	
	
	

	Side Yard Abutting/Lot
	15 feet
	9’
	
	6’

	Combined Side Yards
	35 feet
	22.1’
	
	12.9’

	Rear Yard  Set Back
	30’
	
	10’
	20’

	Max. Livable Fl.Area

FAR
	33.42% (variable)
	
	42.79%
	9.37%

	Lot Frontage
	100 ft
	80’
	
	20’

	Lot Depth
	100 ft
	95’
	
	5’

	Bldg Coverage %
	20%
	
	29.6%
	9.6%

	Impervious Coverage
	31.9%

(variable)
	
	35.02%
	3.12%

	Height
	28 feet
	
	30.6’
	2.6’

	Lot Area.
	10,000 sq.ft
	7,600 sq  ft
	
	2,400 sq ft


Because the application requests an FAR and a Height  Variance, it must be approved first by the Zoning Board and then by the Planning Board.

Ms. Cathy Benson, Architect, was sworn in. She gave her credentials. She has been a licensed architect since 1984. She has testified as an expert witness in many town in North Jersey.
Ms. Benson testified that they are proposing a 2nd floor onto an existing home. They are getting a bump-out in the front, and are extending to the side in order to get a 2 car garage and a mud room. We are  

increasing the garage to a 2 car garage. Anyone that is upgrading a home now wants a 2 car garage.

We are getting a bedroom on the first floor- benefits are that people can age in place, or have your parents if they have to live with you. Up on the 2nd floor we have 4 bedrooms- a master bedroom and 3 kids bedrooms- and 3 baths. We are building a lot of it new. We also would like to raise the 1st floor from 8’ height to 8’7”.  New homes nowadays have higher ceilings. On the elevations you can see that in the front we have 2 bump-outs- one for the garage and one for the bedroom, with the front porch between them.

We have a feature window, and a nice entry way. Through the garage we have the entry through the mud room which will have a closet and a powder room. We added a deck in the rear and took out some patios that were on the property.
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1221  Cresswood Homes LLC (cont.)
            20 Clark St.       
Block 196  Lots 4

Ms. Benson reviewed the variances. They are asking for the height variance mostly because if I lower the height we are going to go down to a 4 in 12 or 5 in 12 pitch. Those houses are pretty flat. Its nice to have a steeper pitch to the roof. Its more aesthetically pleasing. The Side Yard Set Backs  are  because we want the 2 car garage with the mud room. Right now it is 11’ to a covered porch. We have pictures of the existing house.  We are asking for 2 more feet, because we are making a minimal sized 2 car garage- 20’6” out to out which leaves about 19’ inside. If we make it smaller it won’t be a 2 car garage.

On the Side Yards Set Back we have a hardship because the lot is only 80’ wide where 100’ is required.

The same for the Side Yard Total Set Back. Required is 35’, existing is 26.1’, and we are asking for 24.1’ to the building and 22.1’ to a fireplace on the other side. We could push the fireplace in, it is not as critical as the 2 car garage. If we had 20’ more on the lot we would not be here. The Rear Yard Set Back, we need 30’. The existing house is 30.3’. We would like to cantilever part of the back, we would be at 28.3’ to the building. We would like to put a deck there, that would make it 18.3’. On the Building Coverage we’re up 30%. Right now the house has 24.4% (1856 sq.ft). We taking out a lot of patio but we are doubling the driveway for the 2 car garage. We are asking for 29.6% which is 2250 sq.ft. The Maximum Impervious Coverage we are allowed 31.9, right now its at 33.29% we are going to 35.02% (2661 sq.ft.). With a 10000 sq.ft lot we’d be allowed 3000 sq.ft. It is a hardship for us to stay in the numbers with a new house.

For the maximum FAR we are allowed 33.42% (2539 sq.ft). The existing house is a one story small ranch

at 13.6%, we are asking for 42.79% (3252 sq.ft). If we had the same lot width and a 10,000 sq.ft lot, we would be allowed 3342 sq.ft. If we had the 30% of 10,000 sq.ft., which is the minimum number, we’d be allowed 3000 sq.ft.  So we are in between the two numbers on the FAR. The house is what should be built for a family buying a new house in the neighborhood.

Mr. Chris Boyd (owner of Cresswood Homes LLC) was sworn in.

Mr. Boyd showed the board pictures of homes on Clark St. that had been redone.  He did not know the square footage of the homes.

Ms Benson noted that they were about 3000 sq.ft., and that they looked flat because of the pitch to their roofs.

Ms Furio asked what would be the pitch on the house at the height that you are proposing ?

Ms. Benson said between 4 and 5 and 12.

Ms. Furio asked about the back-yard.

Mr. Boyd said that there is a small retaining wall that he wants to omit. The fill material from the excavation will be placed back there. Back pitch towards the house. There is a basement door that comes out onto grade in the low section. He intends to leave the existing foundation.

Ms. Furio asked what he intends to do about water run-off, because the house behind is below the back-yard.

Mr. Boyd said that there are 2 retaining walls- one is on the neighbor’s property and one is on the property line. My intention is to replace my wall, because it has a lean, I spoke to the neighbors and they are OK with it. As for the run-off, I can do whatever we have to do, as far as the engineering is concerned. Put a seepage pit in.

Ms. Benson said that in the back there was a patio that you have already torn out. We are putting in a deck where the water will go through. We still have 30’ of yard before we hit the neighbor’s yard.

Mr. Boyd said that the cantilever is small and is not the full length of the house. 

Ms. Batistic said that on the drawing all the dimensions are indicated as + - (plus or minus).

Ms. Benson apologized and said that they should be read as the number shown. She is not sure if the house is perfectly straight. The side yards should be read as a minimum. She has used someone’s survey, and is not sure if it is perfectly straight, so she gave it a + -.

Borough of Cresskill

Zoning Board of Adjustment

           Minutes April 25, 2013


Page 3 of 6

1221  Cresswood Homes LLC (cont.)
            20 Clark St.       
Block 196  Lots 4

Ms. Batistic said that you were talking about hardship: that if the lot were 10,000 sq.ft you would not need the variances, but the Building Coverage variance would still be needed, even if you had the 10,000 sq.ft . 

Ms. Benson said that the existing Building Coverage is 24.4%. The proposed coverage is needed for the 2 car garage and the bedroom on the 1st floor.

Ms. Batistic questioned whether the other houses on the street were 3000sq.ft.

Mr. Boyd said he was estimating from his experience. He had looked at houses that were on sale in the town. He considered the range that he thought was marketable.

Ms. Batistic asked if he knew the lot areas of those houses.

Mr. Boyd said that they were in the vicinity of Heather Hill and Concord- they were definitely under sized lots with 75’ or 80’ frontage.

Ms. Batistic said you are increasing the impervious area by 400 sq.ft and the lot drops down. Increase of the run-off will end up in the neighbor’s lot in the back.

Ms. Benson said that most towns require a seepage pit for a new house. Aside from the house (if all the gutters feed into a seepage pit), the only impervious is the front walk and the driveway. 

Mr. Boyd said that the front lawn pitches to the road in front. 

Ms. Furio asked what are the dimensions of the deck.

Ms. Benson said that the deck was not included in the impervious. We could make that smaller, 10’ instead of 12’.
Ms. Benson said the house will be an improvement to the neighborhood. All the other houses will be following suit.

Mr. Corona said that he thought the house across the street does not have the same lot depth as yours.

My concern is the height. The board has been strict on height. On that street, there is a house on sale right next to yours. If we allow 30’ in your case, in a year or 2 they may be asking for the same thing. There are not a lot of huge new houses on that block- maybe 2 or 3.

Mr. Corona said that the red flag for him was the height and the FAR. What happens if you take the mud room out, does that effect the livability of the house? You have a 712 sq.ft increase in FAR over what was allowed- that is significant.

Mr. Boyd said that he had given that some thought. We have a Plan B. The height we can meet, and change the roof line on either side if we have to. Omit the bedroom over the garage. The mud room is in the back of the kitchen, it lines up with the garage.

Ms. Benson said that the garage would come down to one story.

Mr. McLaughlin said that his concern would be the height.

Mr. Boyd said that the height we can meet.

Ms. Benson said we are re-grading the site. We will meet the height (28’) on the new grade- shown as the orange line on the plan.

Mr. Merzel said that he has a problem with the 2 car garage. I do not see this as a hardship. I have looked at other homes. The 2 homes that you showed pictures of, both of them are corner lots and they are not 80’ wide. They have 2 car garages coming in from the side yard. For the most part comparing, to other projects that came in front of us, we have seen many applications with one car garage attached- most of them went up on the existing foot print. There are plenty of homes that sell with a one car garage. When you see 2 car garages, for the most part they are on wider lots. There are many ranches in Cresskill with single car garages, and they build colonial homes with an extension above the garage. I don’t see that (lot size) as a hardship. It could be marketed with a one car garage. I feel that the lot is not big enough for a 
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1221  Cresswood Homes LLC (cont.)
            20 Clark St.       
Block 196  Lots 4

2 car garage. I have a problem with the height. The deck is too big for the set back.  There are too many things you are asking for. The Impervious Coverage, the Rear Set Back, the Height- its a lot. 

Ms Furio asked if there was anyone in the audience for or against?

Ms. Furio said the height, you can meet that.

Ms. Benson agreed.

Ms Furio expressed concern about the run-off. You are raising the grade. Once you raise that up, I don’t know where it will go. The FAR is a little too big. The hardship you claim is the lot. This is the lot and you have to work within it. There is always a little wiggle room, but you can get the sense that its a little much for everybody. The back deck, because you are higher and have a larger deck- the neighbor will be looking into the bottom of the deck.

Ms. Benson said we can adjust the size of the deck.

Ms. Benson presented another plan- Plan B  or Revision A. 

Ms. Benson said that Revision A reduces the FAR by 4%. We still have the side yard and the 2 car garage, but we take the 2nd floor off the 2 car garage. We keep the mud room and the garage. We will lower the height. On the 1st sheet Rev.A is the 1st floor. We went under 3000 sq.ft. 38.9% instead of 42.8%. We can change the deck. On the 2nd sheet (rev.A)  is the 2nd floor.  The hatched floor is the bedroom we are taking off. We are moving the master bedroom to the rear. We got rid of one of the kid’s  bedrooms with the bath. The 3rd sheet is a revised front elevation. The garage is lower down. We went to a hip roof. So that the side yard, instead of a gable end will have a half end and will have less wall. So you won’t have the 2 story piece where the kitchen mud room is. The left side revision there is a hip and it drops to a one story. It will be lower than it is because we will come down 2’6”. On the last sheet is the rear. The master bedroom is now in the back.

Ms. Furio said the Far went from 42.79% to 38.9%.

Ms. Benson said the FAR went down 4% and the house is under 3000 sq.ft.

Ms. Benson said that they were anticipating objection to the variances, so they prepared with Revision A.

Mr. Merzel said that this would be a change in direction if the board approves this plan. In the years that I have been on the board, comparing this to other plans before the board. We had a house, that in order to get the 2 car garage, they filled in part of the basement into the living room area, so that they could turn it into a 2 car garage. What I have seen for lots of this width- there are lots on Monroe that are 50’ X 100’ with a 2 car garage, but the house is smaller. There are colonials with a 2 car garage in the front, and on the side of the garage is the entrance, but it is not this wide of a home. The bigger colonials with 2 car garages are around, but on bigger lots. As for the hardship, it’s a hardship to have a lot that’s non-conforming. I don’t see that as a hardship, when you are planning to build a home and thinking if I had the 2 car garage, the home would be worth more. It’s just too much for that lot. If you look at other homes, on such lots, you will find that most homes of this type end up with becoming colonials with single car garages. This is my personal opinion.

Ms. Batistic asked you are keeping only the basement of the existing house.

Mr. Boyd said the deck will stay and the south side and, for the most part, the rear side.

Ms. Benson said the inside will change, the windows will change. We are going to add height.

Mr. Merzel asked any corner is staying?

Mr. Boyd said the South East corner.

Ms. Benson said that the floor is staying.

Ms Furio asked about the garage.

Mr. Boyd said we can bring it over 2’ and go into the basement. We would have to redesign the house.

Ms. Batistic asked did you measure the set back of the neighbor to the north?
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1221  Cresswood Homes LLC (cont.)
            20 Clark St.       
Block 196  Lots 4

Ms. Boyd said 30’ on the north side and 40’ on the south side, from building to building. That is existing. With the addition it is 28’.

Ms. Furio asked what about the deck?

Ms. Benson said there is 30’ there now, if we go with 12’  there will be 18’. If we go 10’ there will be 20’.

Ms. Furio said the height is 28’. The side yard, you said that you will push the fireplace in.

Ms Benson said that we can push the fireplace in and get 2’, so that we don’t have a variance on that side.

Ms. Furio said that on Revision A you will remove the bedroom over the garage. The garage will be a one story. Reducing the FAR by 4%. The deck will be 10’.

Ms. Benson said that the deck will be 10’ X 18’ instead of 12’ X 18’.

Ms. Furio said the rear yard is 20’.

Mr. Boyd said concerning the deck as viewed from my neighbor’s yard. I had a meeting with my neighbor about the wall. I mentioned that I would put a screen hedge on the property line. When I got the permit from Mr. Rossi, I told him I want to put a screening hedge there right now. Mr. Rossi said that I could go only 3’ on the living hedge, because the wall is 3’, since you cannot exceed 6’ high. I wanted to put 8’ tall mature Arbor Vitae hedge. I wanted to ask the board about that. I told the neighbor that I would go as high as the town would let me. That height would knock off the view of the deck.

Ms. Furio asked if someone would make a motion to deny or accept the application as per Revision A of the plans.

Mr. McLaughlin made the motion to accept with Revision A: 28’ height, fireplace pushed in 2’, deck size 10’ X 18’ with Rear Yard Set back of 20’.

Ms. Furio asked for a second.

No one seconded. 

Ms. Furio said that the board feels that it is still a little too much to swallow. If we continue you do not have to re-notice. You can rework the application to come in a little more on the FAR, the back yard seepage pit, the side yard by the garage if you can figure out a way….

Ms. Benson said you are saying if we go to the  11’ there,  that would be acceptable to the board ?

Ms. Furio said it’s hard to say because there are so many other things.

Ms. Furio explained that if exceptional variances are granted, it is impossible to deny them to other applicants.

Mr. Van Horne said the next meeting is Thursday, May 23. Revised plans (14 copies) must be submitted 10 days prior to the meeting.

Memorialization

1219  Premier Guidance LLC
            30 Heatherhill Rd       
Block 1.04  Lots 9

The applicant was granted the application to construct a 2nd floor addition.

	Description
	Required
	Exist
	Proposed

Mar.28
	Variance

Mar 28

	Side Yard Abutting/Lot
	15 feet
	
	12.2’
	2.8’

	Combined Side Yards
	35 feet
	
	22’
	13’

	Lot Frontage
	100 ft
	75’
	
	25’

	Lot Area.
	10,000 sq.ft
	7,500 sq  ft
	
	2,500 sq ft


Borough of Cresskill

Zoning Board of Adjustment

           Minutes April 25, 2013


Page 6 of 6

Other Business

Mr. McLaughlin was appointed Vice Chair of Zoning Board of Adjustment.
Meeting adjourned at 9 pm

