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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, MAY 5, 2015 

 

A. CALL TO ORDER 8:00 p.m.       

     

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 Castagna, Dan Henn, William Hoefling, Gary          

    Kapner, John Keane, Robert Lesnewich, Mayor Al Morgan and      

    Robert Sartorius.  Absent:  Matt Cumiskey.  Also present:     

     Steve Warner, Board Attorney; Susan Gruel, Borough Planner:       

    Keith Lynch, Director of Planning & Development; and, Margaret  

     Koontz, Secretary. 

 

D. PLEDGE OF ALLEGIANCE 

 

E. UPDATES  
 

Amended Land Use Ordinance 
 

Several members of the Board and the Borough’s planner met with Council president to 

address concerns about the proposed amendments to the Land Use Ordinance that would 

eliminate Floor Area Ratio (FAR) requirements for single-family residential dwellings 

especially the concern about how the amended ordinance would impact a single-story house.  

Council voted unanimously on April 27
th

 to amend the Land Use Ordinance.  The amended 

ordinance will be revisited in a year to see if any changes need to be made.   

 

Since nothing in the Central Commercial District conforms to the FAR requirements, the 

Borough planners believe FAR requirements in the CCD should be eliminated.  Parking 

requirements will limit the size/bulk of retail spaces in the CCD.  FAR would still apply in 

districts other than the CCD. 
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F. PRESENTATION OF DOWNTOWN MASTER PLAN 

 

The Economic Development Committee, of which John Keane, Bill Hoefling and Mayor 

Morgan are members, has prepared a Downtown Master Plan based on discussions of what it 

would like to see in the downtown area.  Mr. Kapner stated that no public monies were spent 

on the plan that re-thinks zoning ordinances so that property owners can make the best use of 

their properties through renovation, updates, re-development and possibly new development. 

The plan is aspirational and provides a vision for downtown.  It will continue to be looked at 

over time as things change.  Pieces of it could be implemented now, some could be 

implemented later and some may never be implemented.  The intent is to add the downtown 

plan to the Master Plan. 

 

Ms. Gruel formally introduced the Downtown Master Plan to the Board.  The Downtown 

Master Plan is a comprehensive plan that presents a vision for downtown that looks at policy 

and implementation and is similar in concept to the Borough’s Master Plan.  The intent of the 

plan is to incentivize property and business owners to make improvements and to attract 

people to the downtown as a destination with more pedestrian connections, plazas and dining. 

The plan also looks at regulations and the Design Standards and making them compatible 

with the zoning requirements.  Ms. Gruel acknowledged that parking is an issue and will 

likely require some type of entity to manage it.   

 

Mr. Lynch would like to pick an element of the Downtown Master Plan and run with it.  For 

example, allowing second floors and mixed use as well as eliminating Floor Area Ratio could 

be done to get property and business owners interested in improving, rehabbing or 

redeveloping the downtown area.  Parking would still have to be addressed.  The Board 

discussed the ripple effect that improving the downtown area could have in terms of getting 

realtors interested in promoting properties.  In addition, if a property/business owner 

improves or rehabilitates its property, the Board believes others will follow. 

 

Ms. Gruel stated that the Borough can facilitate development beyond the Master Plan and 

changes in zoning.  It can designate areas for rehabilitation (not condemnation) giving the 

Borough the legal right to be more pro-active to do business deals and to go out and solicit 

developers.  The Borough could also give tax abatements to businesses to encourage 

improvements.  The Board asked about going to the state.  Ms. Gruel responded that there are 

lots of state agencies that could help.  In the case of development or redevelopment, Ms. 

Gruel believes that it’s important for developers to see that the community has a plan/vision.  

Rehabilitation and redevelopment can co-exist in an area.  Mr. Kapner stated that the bold 

initiatives proposed in the plan are for redevelopment: There are “opportunity” sites and areas 

in play, or that could be in play, for redevelopment in the downtown area.  In addition, there 

are opportunities for plazas and walking spaces.  The Board discussed enhanced intersections 

at South Street and Springfield Avenue and by the Village Shopping Center.  Complete 
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Streets has already looked at all aspects of mobility including vehicles, pedestrians and 

bicyclists.  

 

Mayor Morgan stated that downtown parking is a major issue that will take years to resolve 

as it’s hard to see value in a parking space.  It may be necessary to establish a parking 

authority or other mechanism to control the parking.  It also needs to be easier to get around 

downtown.  Crosswalks are needed on South Street and Springfield Avenue and when 

Lantern Hill, the continuing care retirement community, opens the shuttle bus will need a 

parking space.  The Police Department is currently looking at on-street parking.  In addition, 

Council approved funds to study the area behind 1330 Springfield Avenue to Friendly’s on 

South Street to determine if the obstacles to using this area for parking are surmountable. 

Trash collection in the downtown area is also being studied to determine the feasibility of 

having one contractor for all trash pickup which might free up areas for parking. An 

inventory of parking spaces in the downtown area shows a deficit that will be exacerbated 

with any increase in development in the area.  Ms. Gruel stated that there are incremental 

ways to increase the number of spaces.   

 

The next step is to vet the Downtown Master Plan with the downtown property and business 

owners in a public forum.  Ms. Gruel recommended posting the plan to the website with an 

area for feedback.  The Board needs to review the plan, but Ms. Gruel would not delay the 

solicitation of public input while the Board reviews it.     

 

The Board discussed its role in presenting the plan and the format for presenting it to the 

public.  The Board agreed that it should introduce the plan providing the background on its 

origins and the intent of the plan and then assume a listening role.   The Board believes that it 

might be useful to preface the public discussion with the disclaimer that parking is a known 

problem that has to be addressed.  Ms. Gruel would provide a formal presentation before 

opening the meeting to public discussion.   

 

The Board selected June 2
nd

 for the public discussion which will be an interactive forum.  

The meeting will be noticed two weeks in advance.  Ms. Gruel will provide a flier to be 

posted downtown. Council will also announce the meeting and it will be posted on the 

Borough’s website.  A paper copy of the plan will be available at the Municipal Building and 

possibly at the library.  Mayor Morgan also suggested getting the Downtown Improvement 

District and the Business and Professional Association to advertise the meeting as well as 

posting it on Facebook.  Ms. Gruel recommended distributing a flier to each business if the 

Borough has the staff to do so. The Board will see how well the meeting is attended and then 

decide if additional meetings are required but the Downtown Master Plan will be added as a 

repeating item on the Board’s agenda.  The Board will accept input up until September.  

Public comments will also be accepted on the website.  An anticipated timeframe for vetting 

the plan will be posted on the website and will be available at the Planning Board meetings.  

Following the public meeting(s), the Board will assimilate the input and discuss the findings. 
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Once the Board is comfortable with the plan, it will adopt it as part of the Master Plan which 

serves as the basis for changing ordinances. 

 

Ms. Gruel will update the plan for public distribution and publication on the website.  Copies 

of the Concept Plan schematic (page 27 of the Downtown Master Plan) will be available at 

the June 2
nd

 meeting.   

 

G. OTHER BUSINESS 

 

No other business.  

 

H. MISCELLANEOUS BUSINESS  

 

The meeting on May 12, 2015, will be cancelled as there is nothing on the agenda.   

 

I. MINUTES   

 

Mr. Sartorius moved to approve the minutes as submitted.  Mr. Hoefling seconded the motion 

and the minutes were approved.   

 

J. ADJOURNMENT 

 

Mr. Henn moved and Mr. Hoefling seconded the motion to adjourn.  The meeting was 

adjourned at 9:45 p.m.    

 

  

Respectfully submitted, 

Margaret Koontz 

Planning Board Secretary 


