
 
BOROUGH OF NEW PROVIDENCE 

BOARD OF ADJUSTMENT 
MEETING MINUTES – MONDAY, JULY 25, 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 
 
A.  CALL TO ORDER 
 
Chairman Nadelberg called the meeting to order at 8:10 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.  PUBLIC HEARING SCHEDULED FOR JULY 25, 2016 
 
Theodore Slack       Application #2016-17 
47 Dunlap Street, Block 237, Lot 3, R-3 Zone, New Providence, NJ  07974 
Chapter 310-10, Schedule II to construct a second-floor addition.  The proposed side-
yard setback to the second-floor addition over the garage is 4 feet whereas 12.6 feet is 
the minimum required.  
 
Theodore Slack and his project manager, Jeff Domingues, were sworn in.  Mr. Slack 
would like to replace the flat roof over the garage, which looks like a mechanic’s garage 
because of the roof, with a pitched roof to improve the aesthetics of the house.  The roof 
would be a few inches lower than the roof of the house.   The area above the garage will 
not be used as living space.   
 
Messrs. Slack and Domingues responded to questions from the Board.  The side of the 
garage does not have a window.  The area above the garage could be used for storage.  
The Board expressed concern that adding a pitched roof over the garage will impact the 
neighbor to the right since the two houses are only 8’ apart.  Mr. Domingues spoke to 
the neighbor and he was okay with adding the pitched roof which will be 10’ higher than 
the existing roof.  He also talked to others in the neighborhood and there were no 
objections.  He considered reducing the pitch to lessen the impact, but the roof wouldn’t 
match the roof on the house and would change the visual impact.  The Board asked if 
the applicant had considered any offsets or having two pitches for the roof so that it 
doesn’t look like a box.  The bottom of the house will have a stone finish with LP 
SmartSide siding above.  Mr. Lynch noted that the garage does not represent a lot of 
square footage and the siding and stone finish will break up the façade.  Mr. Grob 
suggested that the applicant be required to submit drawings that show the exterior 
finishes when it files for permits provided the application is approved.   
 



The Board also asked about the rear of the house.  The sun room at the back of the 
house, which was basically an enclosed back deck, has been removed because the 
construction was shoddy and it was sinking.  The back yard is now bigger and the house 
looks better without the sun room. 
 
The Board had no 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 agreed that variance relief should be granted but because the 
houses are only 8’ apart, he could not vote in favor of the application without 
modifications.  Mr. Grob would also like to see modifications.  Mr. Lynch noted that 
although the houses are close together, the neighbor’s house sits farther back.  
Chairman Nadelberg offered Mr. Slack the opportunity to carry the hearing so that he 
can modify the plans.  The applicant agreed to carry the hearing to August 1, 2016.  No 
further notice is required or will be given. 
 
Robert Bress        Application #2016-18 
70 Commonwealth Avenue, Block 76, Lot 13, R-2 Zone, New Providence, NJ  07974 
Chapter 310-10, Schedule II to install a generator.   The proposed front-yard setback 
along Park place to the generator is 16.97 feet whereas 40 feet is the required minimum. 
 
Robert Bress was sworn in and described his application to install a generator next to 
the existing air conditioning units.  He lives on a corner lot and the front-yard setback for 
the proposed generator on the Commonwealth frontage is 40’ but is only 16.9’ on the 
Park Place frontage.  The generator will not impact the neighbors.    
 
Mr. Bress was not sure of the size of the generator, but he has the ability to set the time 
for the weekly testing.  Mr. Bress does not have plans to landscape the area.  The 
generator will be located in front of the air conditioning compressors so it will be the first 
piece of equipment when viewed from Commonwealth Avenue.  There isn’t enough 
room on the other side of the house for the generator. Mr. Bress is willing to look at 
landscaping the area in front of the generator. 
 
The Board had no 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 is not concerned with the generator being visible from Park Place 



but would like to see landscaping to screen the unit on Commonwealth Avenue because 
that is where it will be most visible.  The Board had no objection to granting a variance 
for the generator with the condition that the applicant plant a shrub in front of the 
generator on Commonwealth Avenue.   
 
Mr. Karr moved to approve the application with the condition that the applicant will plant 
a shrub in front of the generator on the Commonwealth Avenue side of the property to 
screen the generator.  Mr. Ping 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. 
 
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 August 1, 2016.  The applicant has advised the Secretary 
that she expects to submit revised plans. Mr. Morin noted that the applicant will have to 
re-notice for the public hearing if the plans are substantially different.   
 
The property fronts Lincoln Lane.  Board confirmed with Mr. Morin that Lincoln Lane is a 
public rather than private road although it is maintained by the residents of Lincoln Lane.   
The residents could make a deal with the applicant to share the responsibility of 
maintaining the lane.  Mr. Morin believes that it is beyond the Board’s purview to impose 
a condition that would require the applicant to share the responsibility for maintaining the 
lane as this arrangement was made with the Borough.     
 
The Board also discussed that the property is on the Borough’s list of historical sites 
compiled by the New Providence Historical Preservation Commission in 1976.  In the 
absence of an Historical Preservation Commission, the Borough attorney has advised 
that the Board will have to make a decision without input from the Commission. 
 
D.  REVIEW OF PUBLIC HEARINGS SCHEDULED FOR AUGUST 1, 2016 
 
No new hearings are scheduled for August 1, 2016.  
 
E.  COMMUNICATION ITEMS  
 
Messrs. Grob, Morin and Lynch met with Lantern Hill’s project manager, arborist and 
attorney to discuss damage done to the trees during the soil remediation required by the 



Department of Environmental Protection.  Mr. Grob reported that Lantern Hill knows 
what the issue is and what has to be done.  An arborist’s report and tree survey have 
seen prepared.  Next steps include air spading around the base of the trees to loosen 
the soil compacted by the equipment; deep root feeding of the trees; setting up a 
watering schedule; and, trimming.  Some of the trees are thin at the top but Lantern Hill 
is going to practice watchful waiting to see if they need to be removed.  Mr. Lynch noted 
that Lantern Hill had already started the deep root feeding prior to the meeting.  In 
addition, soil around the trees was removed last week.  Next spring’s leaf out should 
indicate how successful the remediation steps have been with full, vigorous leaves 
indicating success.  It may be necessary for remedial steps to be taken a second year:  
Lantern Hill indicated that it will do whatever has to be done for the trees.  Mr. Lynch 
stated that trees on the property have been dying over the past ten years so there it 
can’t be expected that all trees on the site will survive.  Mr. Grob is pleased that Lantern 
Hill has satisfied the Board’s concerns.  
 
The Board discussed trees on other sites including those by the Lutheran Church.  The 
Borough has not met with these property owners to discuss the trees.  Mr. Grob believes 
that an active, viable Shade Tree Commission would be helpful because it could make 
recommendations about trees.  It would also be worthwhile to review the ordinances to 
see if they can be strengthened.  Mr. Lynch would like to see more trees planted.  
  
F.  MISCELLANEOUS BUSINESS 
 
Lantern Hill 
Two residents a day are moving into Lantern Hill since it opened in June.  Blasting will 
start on the next two buildings in mid-August, and the sales center will be razed at the 
end of October. 
 
G.   MINUTES FROM 6/20/2016 
 
The minutes from June 20, 2016,were approved as submitted. 
 
H.  ADJOURNMENT 
 
The meeting was adjourned at 9:05 p.m. 
 
 
 
 
 
 
 
 
 
 
 


