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MINUTES 

PLANNING BOARD 

BOROUGH OF NEW PROVIDENCE 

TUESDAY, JANUARY 16, 2018 

 

A. CALL TO ORDER 8:02 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:   Gary Kapner, John Keane, Chairman Lesnewich,      

  Mayor Morgan, Robert Sartorius and Denise Torsiello. Absent:      

     Gene Castagna, Matt Cumiskey and Bill Hoefling,   Also present:   

     Amanda Wolfe, Board Attorney, Keith Lynch, Director of Planning 

    and Development, and Margaret Koontz, Secretary  

 

D. PLEDGE OF ALLEGIANCE 

 

E. UPDATE ON CHANGING THE APPLICATION CHECKLIST 

 

Mr. Lynch spoke to Mr. Warner after the last meeting about the procedure for changing the 

application checklist(s) in terms of the number and size of copies required.  Mr. Lynch stated 

that the checklist(s) have been changed before and posted online:  The ordinance doesn’t 

have to be amended to change the checklist(s).  The checklist(s) will be revised for the size 

and number of copies and will be posted to the website with a notation to indicate that 

they’ve been revised.  The checklist will also be changed to request submission of a PDF file 

of the application.  The Board Secretary will advise the local attorneys of the change to the 

size and number of copies of applications to be submitted.    Mr. Lynch stated that in spite of 

changing the checklist(s) some applicants will still continue to submit full-size copies and 

these will be accepted.    

 

F. REVIEW OF DOWNTOWN ORDINANCE REVISION 

 

The Board opened the review of the ordinance revisions required to sync the ordinances with 

the Downtown Master Plan with a discussion of the proposed building heights for two- and 

three-story buildings of 45’ and 30’, respectively.  Mayor Morgan reiterated his sentiment 

from the Downtown Master Plan discussions that he is not a fan of three-story buildings in 

the downtown area.  Mr. Kapner believes that the Board can guide the design of three-story 

buildings as applicants proposing three stories would have to come before the Board for site 



2 

 

 

plan approval and added that the goal of allowing three-story buildings is to attract re-

development downtown which is why they are now permitted under the Downtown Master 

Plan.  Mr. Kapner added that it’s hard to attract developers to build a two-story building 

because they need to make money and to build three stories, would require developers to 

come to the Board for a variance.  He’s not sure that building height creates “ugliness” – it’s 

the design and the design can be controlled through the Design Guidelines.  Mr. Lynch 

agreed that three-story buildings are attractive to developers and the Design Guidelines will 

be part of the ordinance.  In addition, three-story buildings already exist downtown including 

29 South Street, which just received variance approval to use the third floor, and the office 

building at 129 South Street near Westview Avenue.  Mr. Lynch added that another option to 

encourage development is to offer low-interest rate loans.  Ms. Mertz confirmed that the 

Downtown Ordinance Revision document will be turned from Form-Based Code to 

ordinance form and will include the Design Standards:  If a developer wants to deviate from 

the Design Standards, s/he would have to ask for a waiver.  Mr. Kapner believes there are 

enough three-story buildings in the downtown area that would require a variance for use of 

the third floor that allowing three stories eliminates developers’ from having to jump through 

hoops.  He sees a lot of potential for development especially the area behind Elkwood 

Avenue. 

 

Mr. Lynch informed the Board that there has been some interest in moving the Adams 

Shopping Center on Springfield Avenue forward with retail space on the ground floor and 

two stories of apartments above with a deck for parking in the rear.  The crux of the 

Downtown Master Plan is to allow three-story buildings with residential space above the 

retail space.    The illustrations shown on pp. 32-33 in the Downtown Ordinance Revision 

document are 45’ high.  The Board was concerned that the Downtown Ordinance Revision 

allows a parapet to exceed the height restrictions by a maximum of 10.’   Ms. Mertz will 

remove parapets from the Design Guideline, Building Facades (g) on page 33of the 

Downtown Ordinance Revision.  The Board agreed with this change.  Ms. Mertz will make 

the change and prepare a letter from the Board to forward the “drafting” report to Council so 

that the ordinances can be updated.   

 

G. DISCUSSION OF DOWNTOWN PARKING REQUIREMENTS 

 

Mr. Lynch believes that the current parking requirement of one parking space per 250 square 

feet of gross floor area is an obstacle to downtown development that needs to be removed.  

The parking requirement is a roadblock:  A new owner of a property doesn’t have the parking 

and has to come to the Board for a variance.  The requirement was changed for all of 

downtown when the Village Shopping Center was re-developed but it wasn’t based on reality 

and no one complies. Redevelopment for a three-story building will not meet the 

requirement.  Mr. Lynch proposed changing the parking requirement to one space per 500 

square feet of gross floor area to reflect reality on the ground.  Mr. Kapner supports this 
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change because it will eliminate a hurdle to development and it may provide an incentive for 

property owners to work together toward shared parking.  

 

The Board discussed changing the ordinance on a pilot basis but after such discussion agreed 

that a developer wouldn’t want to go forward because a pilot program presents uncertainty.  

The Board agreed to change the parking requirements with the understanding that the 

ordinance can always be revisited in two years.  The off-street parking requirements for non-

residential uses in the Central Commercial District and Central Commercial District – 

Townhouse in the Downtown Ordinance Revision (p. 21) need to be changed from 250 to 

500 square feet and the word gross added to floor area.     

 

Mr. Keane moved to change the non-residential parking requirements in the Downtown 

Ordinance Revision (p. 21) to read 1 space for every 500 square feet of gross floor area.  Mr. 

Kapner seconded the motion.  Members voting in favor:  Mr. Kapner, Mr. Keane, Mayor 

Morgan, Mr. Sartorius, Ms. Torsiello and Chairman Lesnewich.    

 

H. MISCELLANEOUS OR OTHER BUSINESS 

 

Courtroom Renovation 

The courtroom renovations are scheduled to be finished by May 1
st
. 

 

Riverbend at New Providence 

Construction is under way on the building closest to Marion Avenue.  The corner building 

with eight units remains to be constructed.  

 

123 & 125 South Street 

The applicant proposes to raze the two buildings and construct four town houses.  This 

application was heard by the Board of Adjustment in early December but carried because of 

the height of the proposed town houses.  

  

I. MINUTES 

 

Mr. Keane moved to approve the minutes of January 9, 2018, and Mr. Kapner seconded the 

motion.  The minutes were approved as submitted.         

 

J. ADJOURNMENT  

 

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

adjourned at 8:55 p.m. 

 

Respectfully submitted, 

Margaret Koontz 
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Planning Board Secretary 


