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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, MAY 13, 2014 

 

A. CALL TO ORDER 8:02 p.m. Vice Chairman Keane chaired the meeting in the absence 

      of Chairman Lesnewich. 

 

B. PUBLIC NOTICE: This is a Public Meeting of the Planning Board of the Borough of   

  New Providence, County of Union, State of New Jersey. Adequate  

  notice of this meeting has been given in accordance with Public  

   Law 1975, Chapter 231, in that an Annual Notice or Revision was  

  made in conformance with Section 13 of the Act. 

 

C. ROLL CALL:  Present:  Gene Castagna, Dan Henn, Gary Kapner, John Keane, Al 

         Lowenstein and Robert Sartorius. Absent:  Matt Cumiskey, Robert 

    Lesnewich and Mayor Hern.  Also present:  Susan, Gruel, Borough 

    Planner; Keith Lynch, Director of Planning & Development;           

     William Robertson, Board Attorney; and Margaret Koontz,             

    Secretary. 

 

D. PLEDGE OF ALLEGIANCE 
 

E. SPECIAL ANNOUNCEMENT 

 

Vice Chairman Keane announced that Bill Robertson submitted his letter of resignation as 

attorney for the Planning Board effective June 9, 2014, after 19 years of service.  The Board 

thanked him for his great work as Board attorney and wished him well in his new position at 

DiFrancesco, Bateman.  

 

F. ORDINANCES 

 

DISCUSSION OF REPLACEMENT OF FLOOR AREA RATIO (FAR) STANDARDS FOR 

SINGLE-FAMILY ZONES WITH REVISED BULK/DESIGN STANDARDS. 

 

Council would like the Board to look at alternatives to Floor Area Ratio (FAR) requirements 

to deal with the massing and scale of neighborhoods.  Ms. Gruel provided an overview of 

Floor Area Ratio (FAR), defined as gross square footage divided by lot area, which was 

recommended in the 2003 Master Plan and implemented in 2005.  In New Providence, the 

FAR calculation includes the garage but not the basement or attic.  Ms. Gruel believes that 

FAR requirements are appropriate for multi-family dwellings and commercial properties but 

do not appropriately address the massing of houses in single-family residential areas. 
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FAR triggers a “D” variance.  The Zoning Board of Adjustment must hear applications for 

“D” variances which require five affirmative votes for approval.  In addition, a “D” variance 

requires more burden of proof, and the applicant is required to provide more testimony and 

may have to engage a planner, architect or engineer to testify at the hearing.  In addition, the 

applicant often times has to apply for “C” variances as well.  Council has received pushback 

from residents regarding the onerous requirements for a FAR variance.  Mr. Lynch noted that 

what the applicant is looking for is usually not unreasonable and fits in the neighborhood but 

the applicant has to jump through hoops to improve his/her home.  The Zoning Board of 

Adjustment approves most of the FAR applications although it has asked some applicants to 

adjust their plans.  Since many applicants have to apply for “C” variances for setbacks in 

addition to FAR, Mr. Lynch believes there is an opportunity to control FAR through the 

setbacks and that FAR is not the only way to control massing.  

 

Ms. Gruel reviewed four maps with the Board the first of which is a color-coded map 

showing the zoning districts.  The second map is also a color-coded map that shows 

conforming and non-conforming lots in the R-1, R-1A, R-2, and R2-A zones and identifies 

lots less than the minimum lot area required, lots that are the minimum lot area but less than 

double the minimum lot area and lots that are double the minimum lot area.  The other two 

maps break down the lot sizes farther in the R-1 and R-2 zones.  Ms. Gruel was unable to 

prepare similar maps to show conformance/non-conformance for lot width at setback but 

looked at the tax maps.  Many of the lots are 80’ at the setback rather than the required 120.’  

Ms. Gruel also prepared a document showing allowable building envelopes based on the 

required setbacks in the R-1 and R-2 zones on lots that meet the minimum lot area 

requirements of 18,000 SF and 15,000 SF, respectively.  In the R-1 zone, the building could 

be 4,050 SF (FAR of 0.225) on a conforming lot.  The building could be 3,555 SF (FAR of 

0.237) on a conforming lot in the R-2 zone.    

 

The Board asked about other ways besides FAR to control bulk.  Ms. Gruel stated that using 

setback requirements that are proportional and are on a sliding scale are one way to control 

bulk.  Controlling the height of the structure in relationship to the setback is another way.  

Ms. Gruel recommends using side-yard setbacks.  Most of the applicants requesting relief 

from FAR in New Providence are not adding living space to the back and tend to require 

variances for side-yard setbacks in addition to FAR so changing the side-yard requirements is 

a way to control the size by getting the applicant to build in the rear.  Mr. Lynch stated that he 

looked at using building coverage but this was too simplistic.  The previous ordinance 

allowed 25% coverage which was always too high as building to 25% coverage could result 

in a 50% increase in FAR (an 18,000 SF lot with 25% cover would permit a 9,000 SF house 

with conforming side-yard setbacks).   

 

The Board asked what is desirable in housing stock.  Ms. Gruel stated that it appears that 

2,800 SF to 3,500 SF is a reasonable size residence in New Providence.  Most homeowners 
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want to add a master bedroom and bathroom and a family room and are bumping out to the 

side or adding a second floor above a first floor that encroaches on the side yard.   Most of 

the variances in New Providence are for side-yard rather than rear-yard setback relief with 

some for front-yard setback relief for porches.  Currently there are two to three tear downs a 

year although there have been as many as nine in one year.  Changes to FAR requirements are 

really intended to address additions and not knock downs.  The Board asked about allowing 

three-stories.  The building code limits residential structures to 2.5 stories with walk-up 

attics.  The attic can be used as living space but it is not a third story.  Mr. Lynch noted that 

most applicants are not asking to use the attic as living space:  One full bedroom is lost 

because of the stairway to the attic.  Ms. Gruel added that most of the houses in New 

Providence do not even have a 30’ roof height as permitted and the applicants for variances 

are only requesting the allowable roof height.   

 

The Board asked Ms. Gruel to come back with recommendations to address massing as it 

appears that eliminating FAR requirements and adjusting bulk requirements seems to be the 

preferred approach.  Ms. Gruel stated that photos of homes in the Borough to show what the 

Board would like to see would be helpful.  Mr. Lynch suggested using Crescent Drive as an 

example of a neighborhood in transition where capes on small lots are being transformed into 

two-story houses.  Mr. Henn does not believe that Crescent Drive is representative of houses 

in the R-2 zone such as the split-level houses on Hawthorne Drive.  Ms. Gruel stated that the 

setback requirements can be tailored to the zones which led to a discussion of creating more 

zones beyond the two existing residential zones.  Ms. Gruel has already considered creating 

additional zones and asked the Board to look at the map presented and mark different zones. 

 

G. OTHER BUSINESS 

 

Starbucks Coffee Sign 

 

Mr. Lynch confirmed that the Starbucks Coffee signs were installed according to the 

conditions of the resolution. The tenant for the empty space next to Starbucks Coffee now 

plans to install a conforming sign. 

 

Fan Bistro 

 

Fan Bistro made the interior changes on South Street for take-out service.  However, the take-

out area is not yet open.   

 

New Providence Global Realty LLC- Façade Improvement 

 

The completion date for the facade improvements along Springfield Avenue and South Street 

is August 2014.  Mr. Lynch reported that the delay in work since the façade was removed 
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several weeks ago was due to investigative work required for the engineer to do the truss 

work.   Once the work starts it should go quickly.   

 

New Providence Global Realty LLC – New Restaurant 

 

The restaurant opening in the space formerly occupied by Galileo’s is scheduled to open this 

week.  The owners removed the pizza oven.  Mr. Lynch reminded the tenant that seating is 

limited by the conditions in the resolution approving Galileo’s. 

 

BAC Center of Excellence 

 

Work is on the aquatic center will probably begin in the fall. 

 

H. MISCELLANEOUS BUSINESS 

 

No miscellaneous business.  

 

I. MINUTES  

 

Mr. Sartorius moved to approve the minutes of April 1, 2014.  Mr. Kapner seconded the 

motion.  The minutes were approved as submitted.  Mr. Henn abstained from voting as he 

was not present at the April 1
st
 meeting. 

   

J. ADJOURNMENT 

 

Mr. Kapner moved to adjourn the meeting.  Mr. Sartorius seconded the motion.  The meeting 

was adjourned at 9:16 p.m. 

 

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


