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2016 Year in Review 
 
 
Applications  
 
 
The Board heard three applications in 2016.  All applications were approved.   
   

 C.R. Bard for amended site plan to construct a guard house and fence 

 New Providence Holdings, LLC for amended site plan waiver and variance to install 
a freestanding sign, and  

 Daniel Chen for minor subdivision to adjust location of the property lines.  
 
In addition, the Board heard courtesy reviews for capital improvements and a new addition 
to New Providence Middle School and New Providence High School and for capital 
improvements and renovations at Salt Brook School.  
 
 
Amended Site Plan Applications 
 

 C.R Bard, 730 Central Avenue, Block 210, lots 20 & 32, TBI-2 Zone for amended 
site plan approval and variance relief for the construction of a guard house 
and fencing.  
 
C.R. Bard requested amended site plan and variance approval to construct a 
guardhouse and an ornamental fence around a portion of the perimeter of the 
property as part of its global initiative to secure its employees, property and data. 
The manned guardhouse, which requires approval from NJDEP, will be set back 970’ 
from Central Avenue and will have controlled lighting so as not to impact the 
neighbors.  The distance from the street will prevent queuing of vehicles on Central 
Avenue.  The 8’ fence will be supported by brick pillars and will be laced through the 
trees and around underground infrastructure.  The additional height of the fence 
provides more of a physical and psychological deterrent than a 6’ fence, which is the 
permitted height, and will also provide more time for security to respond to a 
situation.  Additional exterior cameras will be installed to view the perimeter which 
will be monitored live on closed-circuit televisions. The work will be done in two 
phases beginning with the installation of the fence.  The Board agreed that the fence 
is attractive and the construction of the fence and guardhouse are important security 
measures whose benefits outweigh any negatives especially given that the site is the 
corporate headquarters of C. R. Bard.  The Board approved the application with 
variances for side-yard setback for the guardhouse; height of the fence, steep slope 



 
disturbance for the fence; number of accessory structures; and, waiver from the 
steep slope analysis.  
 

 New Providence Holdings, LLC, 29 South Street, Block 171, Lot 21, CCD Zone, 
for amended site plan waiver and variance to install a freestanding sign. 
  
New Providence Holdings, LLC sought approval to erect a two-faced sign, visible 
from both directions, to identify the building and its tenants.  The sign would promote 
public safety since the street number for the building is located in the center of the 
building 10’ back from the street.  Motorists traveling south on South Street are past 
the entrance to the parking lot before they see the building number.  The 94” high by 
54” wide sign, which requires a variance for setback, would be centered in the area 
between the sidewalk and the building.  The existing building sign would be 
removed.  New Providence 2008 LLC testified that the location of the sign is not out 
of the ordinary as other businesses in town have signs located closer than 10’ in the 
front yard and poses no conflict with the sight triangle.  It will have LED lighting and 
will not shine on the roadway or pedestrians.  The Board found the sign to be 
aesthetically pleasing and believes that it promotes public safety but imposed a 
condition for larger street numbering and lettering subject to review and approval by 
the Construction Official.  

 
Subdivision Application   
 

 

 Daniel Chen, 19 Pine Way and 21 Pine court, Block 113, Lots 2 and 6, R-1 
Single-Family Residential Zone for minor subdivision to adjust location of the 
property lines. 
 
Mr. Chen sought subdivision approval to adjust his property line on Pine Way to 
incorporate 3,126 SF from Lot 6 on Pine Court.  The parcel to be acquired by the 
applicant is estranged from the rest of the lot on Pine Court and is unutilized space 
with shrubbery and brush that hasn’t been maintained.  The applicant proposed to 
clear the parcel and incorporate it into his backyard to provide more play area for his 
children.  Acquisition of the parcel would square off the lot on Pine Court.  The Board 
approved the application acknowledging that neither lot becomes non-conforming as 
a result of the subdivision nor does the adjustment of the lot line change the existing 
non-conformances on Lot 6. 
 

Courtesy Reviews   
 
Municipal land Use Law requires the Planning Board to review capital improvement projects 
and prepare a comment letter as part of the New Jersey Department of Education approval 
process.  The Board reviewed two capital improvement projects in 2016. 

 

 Capital Improvements and New Addition to the New Providence Middle School 
and New Providence High School, 35 Pioneer Drive, Block 171, Lot 38, R-2 
Single-Family Residential Zone. 
 
In May, the Board reviewed the capital improvement project at the Middle School and 
High School for a 1,500 SF classroom addition, 430 SF new media center addition 
and new sidewalk and entry to the media center.  Additional improvements include 
replacing the chain link fence and gate to the field and straightening the track.  The 



 
addition of the new classrooms and the reconfiguration of the space will address the 
overcrowding issues.  This project was subject to referendum approval and is 
expected to begin in May/June 2017.     
 

 Capital Improvements and Renovations to Salt Brook Elementary School, 40 
Maple Street, Block 125, Lot 10, R-2 Single-Family Residential Zone. 
 
In June, the Board reviewed capital improvements and renovations proposed at Salt 
Brook School to construct a new secure main entrance with double security doors 
and a canopy over the front entry stairs for protection from the weather. The existing 
front stairs will be renovated and an exterior ADA ramp added.  Also included in the 
project is the complete renovation of the existing gifted and talented and small group 
instruction rooms to create a STEM maker room.  The roof and boiler as well as all 
locks and hardware throughout the building will be replaced.  The elevator will also 
be upgraded.  Work is expected to begin in the summer of 2017 subject to approval 
of the referendum.   

 
Board Discussions 
 
Zoning Ordinance Changes  
 
2016 was the first full year since the zoning ordinances were amended to replace Floor Area 
Ratio requirements with bulk standards for setbacks and building coverage.  The changes 
have worked well with applicants’ stepping back additions and changing the orientation of 
roof lines to control mass.  However, one unintended consequence was an increase in 
applications in the latter half of 2015 and 2016 for decks that previously would have 
conformed to the fixed 40’ rear-yard setback requirement.  To address this, the Board 
discussed changing the definition of a deck to distinguish between decks 30” above grade 
and those below 30” which would be considered a patio and wouldn’t be included as part of 
the principal building and, therefore, wouldn’t have to meet the rear-yard setback as 
calculated from the principal building structure.   They would, however, have to maintain a 6’ 
setback from the property line.  After much discussion, the Board decided that the simplest 
way to reduce the number of variances for decks is to revert to the fixed 40’ rear-yard 
setback.  The fixed setback would apply to decks only.  The rear-yard setback would 
continue to be the greater of 40’ or 35% of the lot depth.  The zoning ordinance will have to 
be amended to incorporate this change. 
 
The Board also discussed Council’s concern about the building coverage requirements 
adopted in 2015.  The new requirements would limit changes to or the expansion of a ranch 
house and also the construction of a new ranch style home.  No such applications were filed 
in 2015 or 2016.  Because the data don’t show this to be a problem, the Board will continue 
to monitor variance applications for building coverage to determine if the requirements need 
to be changed in the future.    
 
The Board will continue to monitor variance applications to ensure that the amended zoning 
requirements are functioning as intended, and if not, to modify them. 
 
Downtown Master Plan 
 
The Board held a public hearing in February as part of the process of adopting the 
Downtown Master Plan as an element of the Master Plan.  The resolution to adopt the Plan 
was approved following the hearing.  Next steps will focus on identifying and changing 



 
ordinances and updating the Design Standards to be consistent with the Plan.  Review of 
the ordinances and Design Standards was funded in late 2016.  The Borough Planner is 
expected to have draft ordinance amendments for Board review in early 2017.   

 
24-Hour Business Ordinance 
 
The Board reviewed a draft ordinance that would limit businesses within 100 feet of a 
residential zone from operating between specified hours with the exception of certain 
businesses and businesses that already operate between those specified hours.  The Board 
discussed the difficulty in restricting 24-hour businesses and the experiences of other 
municipalities that have adopted similar ordinances that were not upheld in court when 
challenged.  The Board also discussed controlling business hours using light and noise 
restrictions as these can be regulated and are easier to defend than restricting hours of 
operation.  The Board agreed that any ordinance limiting hours of operation should be 
included under the zoning/land use ordinances so that the Planning Board or Board of 
Adjustment would have authority to grant variances for hours of operation.  Discussion of a 
24-hour business ordinance was subsequently tabled.  
 
 
Wireless Telecommunications Ordinance 
 
The Board initially discussed proposed changes to the Wireless Telecommunications 
Technology ordinance to reflect updates in technology for small cells that are generally 
installed on utility poles and other existing structures to supplement transmission antennas 
on cell towers.  The Board agreed that the Wireless Telecommunications Technology 
ordinance adopted in 2007 is outdated:  The entire ordinance needs to be amended so that 
the Borough can stay ahead of the technology changes required to meet the growing 
demand for data and service.  The Board would like the ordinance to sunset every two years 
so that it can be revised and updated to stay in front of the technology changes.  Work on 
updating the ordinance was tabled until funds to cover the professional expenses of the 
review are available.     
 
 
Affordable Housing 
 
The Planning Board met in Executive Session with Council in February for an update on 
affordable housing.  The Board subsequently met in several Executive Sessions to discuss 
pending litigation.  No action from the Board was required in 2015. 
 


