
 
BOROUGH OF NEW PROVIDENCE 

BOARD OF ADJUSTMENT 
MEETING MINUTES – MONDAY, NOVEMBER 16, 2015 – 8:00 p.m. 

 
Present:  Mr. Nadelberg, Mr. Ammitzboll, Mr. DeSarno, Mr. Grob, Ms. Jaynes, Mr. Karr, 
Mr. Morgan, Mr. Ping, Mr. Phil Morin, Board Attorney, and Margaret Koontz, Secretary  
 
Absent:  Mr. Pennisi 
 
Also present:  Mr. Chris Dochney, Borough Planner; Michael O’Krepky, Borough 
Engineer; and Mr. Keith Lynch, Director of Planning and Development.    
 
A.  CALL TO ORDER 
 
Chairman Nadelberg called the meeting to order at 8:00 p.m.   
 
B.  PUBLIC NOTICE 
 
Chairman Nadelberg stated that this is a meeting of the Board of Adjustment of the 
Borough of New Providence, County of Union, and State of New Jersey.   Adequate 
notice of this meeting was given in accordance with P.L. 1975, Chapter 231, in that a 
notice was made in conformance with Section 13 of the Act.  He also stated the protocol 
for the meeting.   
 
C.  RESOLUTIONS – AMENDED RESOLUTION FOR 
 
Robert and Michelle Krautheim     Application #2015-24 
151 Woodland Road, Block 232, Lot 20, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II, Article V, Section 310-32 B for 
permission in install a generator, A/C units and fence.  The proposed front-yard setback 
along South Street to the A/C unit is 30 feet and the setback along Woodland Road to 
the generator is 35 feet whereas 40 feet is the minimum permitted.  The proposed fence 
along South Street and Woodland Road is 6 feet high whereas 30 inches is the 
maximum height in a front yard.  The existing front-yard setback to the house along 
South Street is 21.6 feet and along Woodland Road is 38.7 feet.  The existing shed is 
3.6 feet from the property line. 
 
The Board reviewed the resolution that was amended to more accurately reflect the 
testimony at the August 17, 2015, regarding the fence.  The amended resolution allows 
more flexibility for the type of fence.  
 
Mr. Grob moved this and Mr. Karr seconded same.  Members voting in favor of the 
amended resolution:  Mr. Grob, Ms. Jaynes, Mr. Karr, Mr. Ping, Mr. DeSarno, Mr. 
Morgan and Mr. Nadelberg. 
 
E.  PUBLIC HEARINGS SCHEDULED FOR NOVEMBER 16, 2015 
 
Nickar, LLC doing business as Tide Dry Cleaners, 50 South Street, Block 150,  Lot 2, 
Central Commercial District for site plan approval and use variance for demolition of 



existing one-story building and construction of a new one-story building with canopy for a 
dry cleaning establishment 
 
Jennifer Knarich from Price, Meese, Shulman & D’Arminio, attorney for the applicant, 
introduced the application of Nickar, LLC doing business as Tide Dry Cleaners.  The 
applicant is a long-term lessee of the 20,000 SF property at 50 South Street in the 
Central Commercial District (CCD) which is the site of a former drive-through bank.  The 
proposed use for a dry cleaner is permitted in the zone and the applicant is seeking site 
plan approval with variances including a use variance to demolish the existing drive-
through bank and construct a new one-story building with a canopy for Tide Dry 
Cleaners.  The applicant appeared before the Planning Board in October 2015.  At that 
hearing, the Planning Board determined that it could not act on the application because 
the valet service constitutes a drive-in based on the ordinance that defines a drive-in as 
a place of business where “patrons can be accommodated while remaining in their 
automobile,” which is not permitted in the CCD.  In addition to the valet service, Tide Dry 
Cleaners will offer an automated kiosk open 24 hours, local home delivery plus in-store 
service.  The applicant seeks preliminary and final site plan approval, a “d” variance for 
the valet service, bulk variances for the signage and relief from state and Borough Code 
because the lot does not front/abut an approved street.  
 
George Sherman, a representative of Nickar, LLC and franchise owner of Tide Dry 
Cleaners in Summit and the proposed location in New Providence, was sworn in.  Mr. 
Sherman presented his background and that of his partner, Lou Pacifico.  The following 
exhibits were marked:   
 

 Exhibit A-1 – Color copy of the Tide Dry Cleaners presentation to the Board 
(undated) 

 Exhibit A-2 – Photo board showing the ways Tide Dry Cleaners can interact with 
customers 

 Exhibit A-3 – Photo board with before and after photographs of the location in 
Summit 

 Exhibit A-4 – Photo board with photographs of the existing site in New 
Providence and the proposed Tide Dry Cleaners  

 Exhibit A-5 – Board with renderings of a Tide Dry Cleaners facility 

 Exhibit A-6 – Photo board with photographs showing different styles of Tide Dry 
Cleaners 

 
Mr. Sherman described Procter & Gamble’s entry into the service business through Tide, 
its number one product, and Tide Dry Cleaners which uses GreenEarth technology, a 
silicone-based solvent that’s safer than traditional PERC. Customers can interact with 
the dry cleaner in several ways.  Customers can come into the facility that has a large, 
bright, air conditioned lobby with uniformed employees.  They can also drive under the 
valet canopy where a customer service representative comes out to the vehicle to pick 
up or deliver laundry:  Drop-offs average 30 seconds, pick-ups average 40 seconds and 
a drop off and pick up takes approximately 90 seconds.  Tide Dry Cleaners will also offer 
home pickup and delivery service.  There is also a 24-hour kiosk where the customer 
inserts his/her credit card into the kiosk which activates the conveyor.  A robot retrieves 
the clothes inserts them through the security door where the customer then retrieves 
them.  Customers can drop off clothes 24 hours a day in the drop-off box.  To 
differentiate its business, Tide Dry Cleaners offers a “Back to Black” product, proprietary 



to Procter & Gamble, to restore black garments that have grayed as well as similar 
services for white and color garments.  The facility has more of a retail look than a 
typical dry cleaner.  Tide Dry Cleaners has 35 stores in the country with 15 more under 
construction.  Referring to Exhibit A-3, Mr. Sherman testified that the recently opened 
facility in Summit on Morris Turnpike is located on a site previously occupied by a bank.  
The building was razed and a new building constructed.  The bank on the site in New 
Providence (Exhibit A-4) has been vacant for a long time.  Tide Dry Cleaners proposes 
to demolish the building and construct a free-standing facility that fits the neighborhood.  
The building will be moved farther back on the lot but will have the same orientation as 
the former drive-through bank.   
 
Mr. Sherman responded to questions from the Board.  Eighty percent of customers will 
use the valet service.  The valet canopy can accommodate four vehicles at a time with 
three to four customer service representatives servicing the customers.  The canopy is 
two vehicles wide and two vehicles deep.  Customers using the valet service can pay 
with cash, hand the customer service representative a credit card or put their credit card 
on file.  There are four parking spaces for customers in front of the building and three in 
the back for employee parking.  Tide Dry Cleaners is working on an “app” to notify 
customers when their clothes are ready that will also show a picture of the garments.  
Currently customers can receive an e-mail when their clothes are ready.  The New 
Providence facility will be a “convertible drop” store and will not have a cleaning facility 
unless the business grows beyond the capacity of the Summit facility where the cleaning 
will be done.  The clothes will be shuttled to and from Summit by van which will most 
likely be kept in Summit.   The dry cleaners will be open from 7:00 a.m. to 7:00 p.m. 
Monday through Friday; 8:00 a.m. to 5:00 p.m. on Saturday; and 10:00 a.m. to 3:00 p.m. 
on Sunday.  The busiest days are Friday, Saturday and Monday.  Tide Dry Cleaners 
provides same-day service:  In by 9:00 a.m., back by 5:00 p.m.  Home service is 
available within a three- to five-mile range.   
 
Two to three customer service representatives will work in the facility and two more will 
be added if necessary.  Deliveries on the site are minimal.  Based on the Summit 
location, there is one delivery a month for the cleaning solvent that is delivered via truck 
in a 30-gallon drum; two deliveries a month of boxes of hangers; and, two deliveries a 
month of detergent.  Little garbage is generated on the site.  There is no walkway 
between CVS and Tide Dry Cleaners for customers that have to park at CVS and walk to 
Tide because the parking spaces in front are occupied.   
 
The Board had no further questions for the witness.  The hearing was opened to 
questions from the public. 
 
There were no questions from the public. 
 
Matthew Jarmel, Jarmel Kizel Architects and Engineers, was sworn in, presented his 
credentials as a licensed professional architect and was accepted as an expert witness.  
The following exhibits were marked: 
 
Exhibit A-7 – Color rendering of the proposed facility.  There are 12,000 SF under the 
roof for interior operations with a bathroom large enough to be used as a 
dressing/changing room for customers requesting alterations.  The canopy area is 792 
SF. 
 



Exhibit A-8 – Color rendering of a Tide Dry Cleaners prototype showing the facility Tide 
likes to build.  At the Planning Board hearing, the Board noted that the prototype doesn’t 
meet the Design Standards so the applicant re-worked the facility to meet the Design 
Standards as best as possible with a brick façade, water table and Azek band.  The 
façade has a limited amount of EIFS (exterior insulation finishing system) of less than 
18%.  The roof is sloped and functions like a Mansard roof to screen the mechanical 
equipment on the flat roof behind it. The main entry has a hip roof above.  The glass on 
the front and side entrances is 62.5% of the facade.  The facility has sliding doors for 
ease of use so they have not been stepped back as recommended in the Design 
Standards. A sample of the brick veneer which is real, clay brick and will be backed by 
concrete walls was marked as Exhibit A-9. 
 
Mr. Jarmel described the floor plan included in the application (Sheet A-100, Equipment 
Plan, dated 10/29/15).  The valet canopy has room for four cars to park.  There are 
sliding doors off the valet canopy and in the front.  The 24-hour kiosk is located at the 
front of the building.   The interior customer area has a cash wrap; handicap bathroom 
large enough to be used as a changing room for alterations; a triple-stacking conveyor; 
mechanical room; and, loading doors on the South Street side of the facility where the 
van will pick up and drop off clothes.   
 
Mr. Jarmel responded to questions from the Board.  The Tide Dry Cleaners signs are not 
illuminated except by the gooseneck lamps which will also illuminate the 24-hour kiosk 
which is backlit.  The intent is not to illuminate the signs all night.  There will be security 
cameras on the kiosk as well as in the building.  
 
A color rendering showing the existing conditions and proposed conditions plans dated 
November 13, 2015, was marked as Exhibit A-10.  Mr. Jarmel described the traffic 
circulation for the valet service.  Vehicles will access the valet service from the west side 
of the site facing South Street and proceed around the back of the site.  Mr. Nadelberg 
asked why the valet service sign at the back is necessary if there is no access from the 
other side.  Mr. Jarmel responded that the sign will not be lit.  Mr. Dockney noted that no 
Design Waivers are required for the revised plan. 
  
The Board had no further questions for the witness.  The hearing was opened to 
questions from the public. 
 
There were no questions from the public. 
 
Gerard Gesario, Jarmel Architects and Engineers, Inc., was sworn in.  Mr. Gesario 
presented his credentials as a licensed professional civil engineer and was accepted as 
such.  The following exhibit was marked: 
 
Exhibit A-11 - Aerial photograph of the site showing the project site in relation to other 
businesses in the CCD. 
 
The site, which does not front a public street, is located on the east side of South Street 
and is accessed via the driveway from South Street.  The site borders New Providence 
Mews, residential apartments, to the east.  Referring to Exhibit A-10, Mr. Gesario 
testified that the proposed site will not be much different than the existing site.  The 
building will be razed, some curbing will be removed and one tree will be removed.  The 
circulation on the site will remain the same with the addition of four parking spaces 



including a handicap space in front, three parking spaces in the rear and a loading area.  
Seven parking spaces will be provided where five are required.  Four vehicles can be 
accommodated under the canopy but there is room behind the canopy to stack vehicles.  
The drainage will not be altered.  The impervious coverage will be increased by less 
than 3,000 SF  The applicant will  look at installing pipe drainage and infiltration but the 
runoff at worst will be the same as today.  There isn’t much room to landscape but some 
ornamental trees and shrubs will be planted in the back.  There is an existing board-on-
board fence along the parking lot by the residential apartments.  The site will have four 
16’ high pole lights, three wall sconces and two recessed lights under the valet canopy.  
There will be no light spillage.  The existing utility services will be used assuming they 
are adequate.  The site generates little garbage – one garbage bag a day stored inside 
the building - so no dumpster is needed even if the business expands in the future. 
 
Mr. Gesario responded to questions from the Board.  It is about 60’ to 70’ from the 
property line to the apartment buildings to the east.  There is an existing path on the 
adjacent property to get to the Village Shopping Center.  Snow can be piled at the rear 
of the site to the south and east.  The perimeter of the property and the island will be 
curbed.  There are no plans to plant on the south side of the site where there are 
substantial pines because there is little sun.  The applicant, however, is willing to mulch 
the area or to look into installing irrigation and planting some ground cover.  The 
proposed building has been moved back from the location of the existing bank so there 
is no encroachment into the 12’ access easement.  Backing out of the parking spaces in 
front is no different than backing out of spaces in the Village Shopping Center.  If the 
parking is moved to the rear, vehicles are crossing the traffic for the valet service.      
 
The Board had no further questions for the witness.  The hearing was opened to 
questions from the public. 
 
There were no questions from the public. 
 
Elizabeth Dolan, Dolan & Dean Consulting Engineers, LLC, was sworn in and presented 
her credentials as a civil engineer.  Ms. Dolan has focused on traffic engineering for the 
past 30 years and was accepted as an expert in traffic engineering.  Ms. Dolan prepared 
a Traffic Impact Statement that she presented to the Board.  The trip generation report 
was prepared based on a traffic study of two Tide Dry Cleaners in Illinois.  The applicant 
expects the same volume of 40 total trips (20 vehicles in and 20 out) during the morning 
peak and 48 total trips during the evening peak.  The total trip generation for the 
Saturday peak is 64 trips.  
 
The Board expressed concern about the traffic already on the site.  Ms. Dolan did not 
have a traffic count for the shared driveway.  Ms. Dolan acknowledged the Board’s 
concern about the parking spaces in the front of the dry cleaner and traffic at the Village 
Shopping Center but she does not see the nine cars parking (Table 1 of the Traffic 
Impact Study) per hour during the peak on Saturday as an issue:  The parking at CVS 
which has a higher turnover per hour is more likely to impact the traffic.  In addition, the 
former bank generated more volume on Saturday and during the weekday peaks than 
the dry cleaner will.  Ten to 12 vehicles can queue behind the valet canopy so Ms.  
Dolan does not see any chance of vehicles queuing into the access road to get to the 
valet canopy.  The Board noted that a traffic impact study was completed for the 
application for the expansion of Barth’s Market on South Street showing a failing level at 
the entrance to the shopping center at South Street.   



 
Mr. Gesario responded to additional questions from the Board about the parking spaces 
and traffic coming into the Village Shopping Center from South Street.  Mr. Gesario 
testified use of the site for a dry cleaner is a low-volume use.  Most customers will use 
the valet service rather than park and walk into the building:  The maximum number of 
vehicles parking per hour is nine.  There is more space to back out from the dry cleaners 
than there is in a conventional shopping center.  Mr. Gesario acknowledged that there 
could be unauthorized parking at Tide Dry Cleaners by customers that park there while 
they shop in the Village Shopping Center or elsewhere. 
 
The Board had no further questions for the witness.  The hearing was opened to 
questions from the public. 
 
There were no questions from the public. 
 
Richard Preiss, Philips Preiss Grygiel LLC, was sworn in, presented his credentials as a 
licensed professional planner and was accepted as such.  Mr. Preiss described the 
internal lot accessed from the driveway off of South Street and the surrounding area 
composed of retail and service uses.  Use of the site for Tide Dry Cleaners is in keeping 
with the area.  Most of the shopping area in town is not pedestrian friendly and is drive-to 
and drive-through.  The dry cleaning use is permitted but the valet service requires a 
variance as a drive-in business which is not allowed in the CCD.  The application also 
requires a variance because of its location:  The lot does not front a public street as 
required.  The total area for the two façade signs is 61 SF where 62 SF is allowed so no 
variance is required.  Mr. Preiss believes that the façade signs, which consist of the Tide 
logo with lettering below, constitute one sign rather than two. The valet sign on the 
canopy is directional.  The variance required because the property doesn’t front a public 
street is justified on hardship.  The property is accessed by an easement on the 
adjoining property on South Street and there are no plans to consolidate the property 
with the lot that has frontage on South Street.  
 
The vacant site is in disrepair and is underutilized.  Because it does not front and is not 
visible from the street, there are a limited number of uses for the site.  There is limited 
space on the site to construct a bank with a drive-through which requires a 3,500 SF 
building, two drive-through lanes and an escape lane plus twenty parking spaces.    A 
stand-alone retail use needs a 3,500 SF building and 10 to 15 parking spaces and lack 
of visibility from the street limits retail use of the site. Tide Dry Cleaners is a good use of 
the site.  It requires a small number of parking spaces and it’s convenient for customers 
to use the facility on their way to or from work and can survive an off-road location.  The 
site is suited for the proposed use as a dry cleaner and will bring the site into productive 
use.  The current condition of the property reflects poorly on the adjacent businesses.  
The proposed use for Tide Dry Cleaners represents a significant upgrade to the 
property, generates employment and rateables and improves the downtown area and is 
an aesthetic improvement.  Mr. Preiss testified that the usual concerns with drive-
in/through businesses, i.e., noise, trash, loitering, do not apply to this application.  The 
proposed valet service is different from a classic drive-through use. There is no 
detriment to the public good.  Tide Dry Cleaners will enhance public health, safety and 
welfare and have a positive impact on the adjacent uses.   
 
Mr. Preiss testified to the use as it relates to vehicular and pedestrian circulation. The 
proposed use is located off of “main” street in an automobile-oriented area.  If located on 



the main street, the dry cleaners would be more likely to have a negative impact on 
pedestrian traffic flow. The Board disagreed stating that the site is on a corridor to 
downtown which is very pedestrian oriented.  Mr. Preiss agreed that there is a 
pedestrian element but the proposed dry cleaner is not a drive-through use along a 
pedestrian retail area:  It’s located in an area that functions as a shopping center where 
people drive and then get out and walk.  Considered from the perspective of the 
downtown “street wall” of stores, the location will not impact pedestrian traffic.   
 
The Board again expressed concern about pedestrian safety with the drive-through 
business and cited the Downtown Concept Plan (2015) and its goal to promote safe 
pedestrian networks/corridors.  Mr. Sherman stated that the drive-through component of 
Tide Dry Cleaners is an integral part of the franchise agreement and can’t be eliminated.  
The applicant is willing to look at ways to make the site more pedestrian friendly with 
directional signage or a sidewalk to accommodate pedestrian traffic going to/from the 
Village Shopping Center and the apartments.   
 
The Board had no further questions for the witness.  The hearing was opened to 
questions from the public. 
 
There were no questions from the public. 
 
The Board had additional questions for Ms. Dolan regarding traffic and parking.  There is 
no escape lane next to the valet canopy.  The rear parking spaces for employees have 
low turnover mostly during off-peak hours and will not disrupt the queue in the valet 
lanes.  It may be possible to switch the location of the handicap parking space to create 
a pedestrian area to access CVS.  Mr. Gesario stated that the applicant looked at other 
configurations on the site which slopes up in the back but wanted to maintain minimal 
disturbance.  Moving the parking spaces to the back would require the removal of two 
large trees that serve as a buffer.  Parking in the circular landscaped area (Exhibit A-10) 
directly behind the building presents a safety issue because vehicles are coming around 
the corner to get to the valet service.   
 
The applicant will review the site plan to address the pedestrian safety and traffic 
concerns.  The hearing will be carried to December 14, 2015.  No further notice will be 
given or is required.   
 
F.  REVIEW OF PUBLIC HEARING SCHEDULED FOR DECEMBER 7, 2015 
 
Joseph and Anna Pickton      Application #2015-35 
56 Greenwood Road, Block 283, Lot 37, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct an 
addition and front porch.  The proposed side-yard setback to the addition is 9.88 feet 
with a combined total of 15.88 feet whereas 13.70 feet with a combined total of 18 feet is 
the minimum allowed.  The proposed front-yard setback to the roof extension over the 
front porch is 38 feet and the front-yard setback to the roof extension over the garage is 
32.94 feet whereas 40 feet is the minimum required. 
 
Parisi Builders and Developers, LLC     Application #2015-27 
52 Fairview Avenue, Block 194, Lot 8, R-2 Zone, New Providence, NJ  07974 
Preliminary and final major subdivision approval; variances for lot widths at setback, lot 
areas and steep slope ordinance: and, “d” variance for density restriction. 



 
Carried from November 2, 2015 
 
G.  COMMUNICATION ITEMS  
 
No communication items. 
 
H.  MISCELLANEOUS  
 
No miscellaneous business. 
 
I.   MINUTES FROM 10/19/15 and 11/2/15 
 
The minutes from October 19, 2015, were approved as submitted.  The minutes from 
November 2, 2015, were approved as amended to correct attendance at the meeting. 
 
J.  ADJOURNMENT 
 
The meeting was adjourned at 10:35 p.m. 
 
 
 
 

 


