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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, MARCH 3, 2015 

 

A. CALL TO ORDER 8:05 p.m. Robert Sartorius chaired the meeting in the absence of     

     Chairman Lesnewich and Vice Chairman Keane. 

 

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

  New Providence, County of Union, and 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 Castagno, Matt Cumiskey, William              

     Hoe fling, Gary Kapner, Mayor Al Morgan and Robert Sartorius.    

     Absent: Dan Henn, John Keane and Chairman Lesnewich.  Also     

        present:  Steven Warner, Board Attorney; Keith Lynch, Director of 

   Planning and Development; Fred Heyer, Borough Planner; and,      

    Margaret Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. REVIEW AND DISCUSSION OF PROPOSED ZONING ORDINANCE  
 

Acting Chairman Sartorius introduced for discussion the amended zoning ordinance that 

would replace the use of Floor Area Ratio (FAR) to control mass and scale of residential 

buildings by implementing and amending amend certain height, setback and other bulk 

requirements.  The amended ordinance reflects the suggested alternatives to FAR in Heyer, 

Gruel & Associates’ memo dated February 10, 2015, discussed by the Board at the February 

10
th

 meeting. Mr. Warner reviewed the ordinance that in summary: 

 

 Amends Chapter 310-6 to add definitions for encroachment, stoop, porch, portico 

      and story, above-grade 

 Revises requirements in Schedules II, II and IV in Chapter 310-10 for lot and yard 

      requirements; height, coverage and living area requirements; and, minimum off-   

   street parking, respectively 

 Adds Schedule IIA defining lot and yard requirements for existing lots, and  

 Amends Chapter 310-23 for “Projections into required yards” to add language       

      defining the minimum front-yard setback where front-yard encroachments for      

 porches, porticos and stoops exist to be the average of the front-yard setbacks of 
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 houses located within 200 feet on the same side of the street but not less than 10 

 feet.   

  

The Board reviewed the changes to Schedule II, Lot and Yard Requirements, to 1) delete the 

front, rear, side-yard and combined side-yard setbacks for the R-1 and R-2 Zones, 2) add a 

reference to Schedule IIA for minimum yards, and 3) add a footnote that the standards in the 

schedule for single-family uses applies to subdivisions while Schedule IIA governs existing 

lots in all zones where single-family houses are the principal permitted use.  

 

The Board then reviewed Schedule IIA for Lot and Yard Requirements for Existing Lots.  For 

the R-1 Zone, the front-yard setback has been changed from 40 feet to 10 feet or the 

prevailing front-yard setback line of existing dwellings located within 200’ of the house on 

the same side of the street.  For the R-2 Zone, the front-yard setback remains 40 feet or the 

prevailing front-yard setback line as described above.  In drafting the changes, Mr. Heyer and 

Mr. Lynch discussed the 10-foot minimum front-yard setback in the R-1 Zone versus 15 to 20 

feet, but Mr. Lynch is comfortable with the 10-foot setback proposed by Mr. Heyer.  If the 

prevailing front-yard setback is 10 feet, a new house cannot have a front-yard setback of less 

than 10 feet.  Schedule IIA also defines the setback line as measured from the front principal 

building wall.  The Board asked about the prevailing setback being determined by houses on 

the same side of the street rather than both sides of the street.  Mr. Warner responded that the 

prevailing setback is usually based on houses on the same side of the street within 200 feet 

but some municipalities base it on the two adjacent houses.  The Board asked about porticos. 

A 25 SF portico that encroaches five feet into the front yard is already permitted.      

 

Rear-yard requirements have been changed to be the greater of 40 feet or 35% of the lot 

depth.  Combined side-yard setbacks will now be 30% of the lot width rather than a fixed 30 

feet.  To address mass and scaling, Schedule IIA includes a side-yard setback standard for any 

new building or addition:  A new building or addition cannot be any closer to the side yard 

than 60% of the height of the new building or addition.  

 

Mr. Warner reviewed the changes to Schedule III, Coverage and Living Area Requirements.  

The schedule includes a footnote defining the side-yard setback as a percentage of the height 

of a new building or addition as referenced above to eliminate any ambiguity about side-yard 

setbacks in single-family zones.  Principal building coverage will be reduced from 25% to 

20% of the first 7,500 SF and 10% of each additional square foot.  The FAR requirement for 

single-family houses has been deleted and a footnote added that FAR will not apply to single-

family houses; however, FAR requirements continue to apply to commercial districts.  Mr. 

Warner will add text to the FAR table in the schedule to clarify that the FAR requirements 

apply to residential use other than single-family use.   
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Schedule IV will be amended to include a footnote regarding the requirement for garage 

parking for a single-family building.  The requirement for one garage parking space will not 

apply to existing single-family houses enlarged by 200 SF or less. 

   

All of the schedules have been updated to reflect the change to the Technology and Business 

Innovation Zone I (TBI-I) and Technology and Business Innovation Zone II (TBI-II) from the 

Research Laboratory and Light Industrial Districts, respectively.  

 

The Board discussed the proposed changes to the schedules and the amended ordinance.  The 

Borough’s professionals agree with the changes.  Mr. Heyer stated that there are only three to 

four substantive changes.  Mr. Lynch believes the changes protect New Providence:  If there 

are unintended consequences from the changes, they can be addressed without waiting ten 

years.  The Board was comfortable with the changes with the caveat that any problems arising 

from the changes be proactively addressed.  The Board asked that Mr. Heyer or Ms. Gruel 

and Mr. Lynch be present when the ordinance is presented to Council at its meeting on March 

10, 2015.  The Borough attorney is aware of the amended ordinance and has a copy of it and 

the schedules.   

  

Mr. Kapner moved to recommend that the Board forward the Ordinance Amending and 

Supplementing Chapter 310 of the Code of the Borough of New Providence Entitled 

“Zoning” and the amended Zoning Schedules to Council.  Mr. Cumiskey seconded the 

motion.  Members voting in favor:  Mr. Cumiskey, Mr. Kapner, Mayor Morgan, Mr. 

Castagna, Mr. Hoefling and Mr. Sartorius.   None were opposed. 

 

Zoning 

 

The Board briefly discussed looking at other ordinances for possible revision.  Items for 

future review include zoning on Mountain and Floral Avenues and impervious coverage 

including standards for driveways and front-yard pavement. 

 

Mr. Kapner reported that Council is working on a concept for downtown that includes 

building height, residential space and third floors.  The parking issue will be looked at 

eventually. 

 
F. OTHER BUSINESS  

 

No other business.  
 

G. MISCELLANEOUS BUSINESS  

 

No miscellaneous business.  
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H. MINUTES   

 

Mr. Cumiskey asked that page 2 of the minutes be changed to read that the front-yard setback 

would be measured “from the overhang” not the “bump-out.”  Mayor Morgan moved to 

approve the minutes with the correction, and Mr. Cumiskey seconded the motion.   The 

minutes were approved.     

 

I. ADJOURNMENT 

 

Mayor Morgan moved and Mr. Cumiskey seconded the motion to adjourn.  The meeting was 

adjourned at 8:45 p.m.    

 

  

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


