
OROUGH OF NEW PROVIDENCE 
BOARD OF ADJUSTMENT 

MEETING MINUTES – MONDAY, NOVEMBER 7, 2016 – 8:00 p.m. 
 

Present:  Chairman Nadelberg, Mr. Ammitzboll, Mr. DeSarno, Mr. Grob Mr. Karr, Mr. 
Morgan, Mr. Ping, Mr. Phil Morin, Board Attorney, and Margaret Koontz, Secretary  
 
Also present:  Keith Lynch, Director of Planning and Development. 
 
Absent:  All present. 
 
A.  CALL TO ORDER 
 
Chairman Nadelberg called the meeting to order at 8:03 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 
 
Stacy Madden        Application #2016-24 
92 Marion Avenue, Block 236, Lot 1, R-3 Zone, New Providence, NJ  07974 
Chapter 310, Article V, Section 310-32(B) for permission to erect a fence.  The proposed 
fence in the front along Livingston Avenue is 6 feet high whereas 30 inches is the 
maximum height allowed. 
 
Mr. Grob moved this and Mr. Ping seconded same.  Members voting in favor:  Mr. 
Ammitzboll, Mr. DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan, Mr. Ping and Mr. 
Nadelberg. 
 
 
D.     PUBLIC HEARINGS SCHEDULED FOR NOVEMBER 7, 2016 
 
Lena Chen        Application #2016-02 
87 Passaic Street, Block 53, Lot 1, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II and III, to construct a new house.  
The proposed lot area is 11, 867 sq. ft. whereas 15,000 sq. ft. is the minimum required.  
The proposed lot width at the right of way along Passaic Street is 58 feet whereas 70 
feet is the minimum required.  The proposed lot width at the setback along Passaic 
Street is 70 feet whereas 110 feet is the minimum required.  The proposed front yard 
along Lincoln Lane is 15.75 feet and 22.9 feet along Passaic Street.  The proposed side-
yard setback is 10.48 feet whereas 11.10 feet is the minimum required.  The proposed 
driveway width is 19 feet whereas 16 feet is the maximum permitted.  At this time the 
review cannot be completed due to missing elevation information. The property is on the 
Borough historical register.  The property has two existing sheds one is 3 feet from the 
property line and the other is in the right of way along Lincoln Lane.  Also there is an 



existing 6’high fence along Lincoln Lane.  The application must adhere to the Borough’s 
grading ordinance.  
 
This hearing will be carried to November 21, 2016.   
 
 
Peter and Elaine Weiss      Application #2016-26 
26 Valentine Road, Block 182, Lot 21, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct an 
addition.  The proposed front yard to the addition is 31 feet whereas 40 feet is the 
maximum allowed.  The proposed building coverage is 2209 square feet whereas 1826 
square feet is the maximum permitted.  The existing driveway abuts the property line.   
The existing patio is 1 foot off the property line.  The existing shed is 3.5 feet from the 
side property line.  The existing front-yard setback is 29.9 feet.  
 
Peter Weiss was sworn in and testified that he would like to add a 32 SF foyer to bring 
the stairs inside the house up to code.  The stairs are less than 3’ wide and the risers 
don’t meet code.  He will also modernize the front of the house with siding and stone.  
The existing house is already over the front-yard setback and allowable building 
coverage.  The new foyer/portico will increase the building coverage by 0.3%.  
 
Mr. Weiss responded to questions from the Board.  The foyer is required to rebuild the 
non-conforming internal stairs.  The foyer is enclosed and the covered portico will have 
overhead pendulum lighting.  The proposed portico is set 6’ back from the front of the 
existing house so it will not be encroaching further into the front yard.  There is no 
significant increase in building coverage because the stairs, existing stoop and sidewalk 
will be removed:  If anything, the portico may add 5.’  The roofline will be changed for the 
portico which will provide some additional space in the bedroom.  No additional air 
conditioning units will be required. 
 
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. 
    
No further witnesses appeared to testify and the hearing was opened to 
comments from the public. 
 
There were no comments from the public and the hearing was closed. 
 
Discussion:  Mr. Karr thinks the new foyer/portico is an attractive addition and it doesn’t 
encroach farther into the front yard than the existing house.  Mr. Ammitzboll agreed that 
it’s a minor change to the house that represents a huge improvement in aesthetics. 
 
Mr. DeSarno moved to approve the application and Mr. Ammitzboll seconded the 
motion.  A resolution will be passed at the next meeting.  Members voting in favor:  Mr. 
Ammitzboll, Mr. DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan, Mr. Ping, and Mr. Nadelberg. 
Those opposed:  None. 
 
  



Sean and Amy Newcombe      Application #2016-27 
138 Crane Circle, Block 200, Lot 3, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct a deck.  
The proposed building coverage 2,611 square feet whereas 2,385 square feet is the 
maximum  
 
Sean and Amy Newcombe and their architect, Al Leonard, were sworn in.  Mr. Leonard 
was accepted as a licensed professional architect.  The Newcombes are already 
building an addition to increase the size of the dining room, family room and kitchen and 
would like to add a deck between the dining room and kitchen.  Ms. Newcombe testified 
that they previously had a concrete patio but the addition has used this space.  The 
proposed deck exceeds the allowable building coverage.  The Newcombes have lived in 
several houses in New Providence and love the neighborhood and their neighbors.  
They spoke to all of the neighbors that they see and none objected to the proposed 
deck.  The deck will not be visible from the street and maintains the character of the 
neighborhood. 
 
Mr. Leonard testified that the deck including the steps is 521 SF.  It is not a square deck 
so the dimensions vary.  A board with a copy of the survey showing the deck in green 
and photographs showing the rear addition from various viewpoints was marked as 
Exhibit A-1. The lot is slightly skewed and the property line pulls away from the 
neighbor’s property in the area of the proposed deck.  Mr. Leonard described the 
photographs on Exhibit A-1 and the dimensions of the deck:  The proposed deck is 22’ 
wide from the breakfast room to the side of the house and 17’ deep from the dining room 
to the spa at the back corner of the proposed deck.  The spa area is 12’ by 12’.   
 
Mr. Leonard stated that the only variance required is for building coverage.  Prior to the 
ordinance changes last year, 25% building coverage was allowed.  The allowable 
building coverage now is 14.89% and the applicants are asking for 17%.  Mr. Leonard 
would like to see decks removed from the calculation of building coverage.  While the 
dimensions sound like a lot, the deck is not unreasonable to provide space for a table 
and seating area.  The deck will be 2’ from the ground so it will not have railings except 
around the spa.  The deck is a 4” to 6” step down from the finished floor. Ms. Newcombe 
added that the neighbors have decks:  The closest neighbor’s deck is on the other side 
of their house so it will not be deck against deck.  The deck will be constructed from a 
synthetic material and will have spacers for drainage.  There will be two sconces by the 
door and no spot lights.  The deck is low enough to the ground that it doesn’t need lattice 
underneath for screening except for the area under the spa.  Mrs. Newcombe added that 
her mother has plans to plant around the deck.   
 
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. 
    
No further witnesses appeared to testify and the hearing was opened to 
comments from the public. 
 
There were no comments from the public and the hearing was closed. 
 
Discussion:  Mr. Ammitzboll commented that lot coverage is now being used to control 



bulk and impervious coverage.  The deck is not a paved patio and it drains.  He had no 
problem with approving the deck.  Mr. Karr stated that the deck fits the property and the 
other houses are farther away so it won’t have a negative impact.  Mr. Ping agreed that 
the deck will not have an impact.  Mr. DeSarno believes that the openness of the rear 
yards mitigates any negative impact.   
 
Mr. Ammitzboll moved to approve the application.  Mr. DeSarno seconded the motion.  A 
resolution will be passed at the next meeting.  Members voting in favor:  Mr. Ammitzboll, 
Mr. DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan, Mr. Ping, and Mr. Nadelberg.  Those 
opposed:  None. 
 
 
Brendan and Melissa Reilly      Application #2016-28 
45 Ashwood Road, Block 91, Lot 4, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct a deck.  
The proposed rear-yard setback to the deck is 25 feet whereas 56.66 feet is the 
minimum required.  The existing front-yard setback to the house is 28.17 feet along 
Sherwood Drive. 
 
Brendan Reilly was sworn in and described the 330 SF composite deck that he would 
like to construct at the back of his house in an area that is now lawn.  He would like to 
have a deck for a grill and outdoor dining.  The 22’ by 14’ deck will be 4’ from the 
ground.  The Reillys propose to convert the dining room window to a door so they can 
walk out onto the deck from the dining room/kitchen.  The front-yard setback is an 
existing non-conformance.  The Reillys do not propose any changes to the front-yard 
setback.  The neighbors behind the Reillys have a through lot between Ashwood and 
Sherwood with a large backyard where there are no existing structures so the deck will 
not impact the neighbors.   
 
Mr. Reilly responded to questions from the Board.  There will lighting on the house but 
none on the deck.  The deck will have a railing.  The area under the deck will be open 
and will not be used for storage.  The Reillys may landscape around the deck and put 
rocks under it. The Board asked Mr. Reilly if he would consider screening the area under 
the deck with lattice to keep animals out and also for aesthetic reasons. 
 
Mr. Grob noted that the block number on the Reilly’s survey is incorrect; however, the 
public hearing was advertised and noticed with the correct block number.  The block is 
91 not 16 as shown.  Mr. Grob advised Mr. Reilly that he should have the survey 
corrected.   
 
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. 
    
No further witnesses appeared to testify and the hearing was opened to 
comments from the public. 
 
There were no comments from the public and the hearing was closed. 
 
Discussion:  The Board had no concerns with the deck but would like to see the area 



under it screened with lattice because of the height.     
 
Mr. Ping moved to approve the application with the condition that the area under the 
deck will be screened with lattice.  Mr. Ammitzboll seconded the motion.  A resolution 
will be passed at the next meeting.  Members voting in favor:  Mr. Ammitzboll, Mr. 
DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan, Mr. Ping, and Mr. Nadelberg.  Those 
opposed:  None. 
 
  
E. REVIEW OF PUBLIC HEARINGS SCHEDULED FOR NOVEMBER 21, 2016 
 
George Castellano       Application #2016-29 
139 Madison Avenue, Block 80, Lot 2, R-2  Zone, New Providence, NJ  07974 
Chapter 310, Article V, Section 310-32(B) for permission to erect a fence.  The proposed 
fence in the front along Madison Avenue is 5 feet high whereas 30 inches is the 

maximum height allowed.  
 
The Board noted that the proposed fence along Madison Avenue is close to the street 
but the house is in the middle of the block and not on a corner.  Also the two sections of 
fence do not seem to match. 
 
F.  COMMUNICATION ITEMS  
 
No communications items. 
 
G.  MISCELLANEOUS BUSINESS 
 
Mr. Lynch described several potential applications that may come before the Board of 
Adjustment and Planning Board next year.  Erickson Living is looking to purchase the 
Linde property adjacent to the lot where Lantern Hill’s sales office is located.  The 
property is totally vacant and is twice the size of Erickson’s other two properties.  If 
acquired by Erickson, development of this site will have to come to the Board for use, 
height and density.  Mr. Grob asked if the issue with the zones for fire suppression at 
Lantern Hill has been resolved.  Erickson is working with the Fire Department to 
determine the zones.  
 
A deal has been signed for the former Friendly’s site on South Street for a Chase Bank 
branch with a drive through.  This application will probably be heard by the Planning 
Board.   
 
The plans for Tide Dry Cleaners are done.  However, construction was delayed because 
of issues with getting the utilities disconnected. 
 
Utility disconnects are being done for the buildings at 1280 and 1286 on Springfield 
Avenue.  The properties have been sold.  One building will be razed and the other will be 
renovated. 
 
Five town houses are being proposed on the site of the boarded-up house at 125 South 
Street by Our Lady of Peace Church.  This application will probably be heard by the 
Board of Adjustment. 
 



Two units at Riverbend at New Providence on Marion Avenue have been sold.  The 
units constructed to date represent half of the project.  The developer realized that the 
units as constructed with three bedrooms, one on each floor, with one-car garages are 
not marketable.  Development of the remainder of the site may go back to the Planning 
Board. 
 
The owner of the house at 1823 Springfield Avenue, which burned, would like to build 
town houses on the site. 
 
A yoga studio has opened in the former printer’s building at 43 Floral  Avenue near the 
Murray Hill train station. 
 
H.   MINUTES FROM 10/17/2016 
 
The minutes from October 17, 2016, were approved as submitted. 
 
I  ADJOURNMENT 
 
The meeting was adjourned at 8:50 p.m.    


