
 
BOROUGH OF NEW PROVIDENCE 

BOARD OF ADJUSTMENT 
MEETING MINUTES – MONDAY, DECEMBER 18, 2017 – 8:00 p.m. 

 
 
Present:  Mr. Ammitzboll, Ms. Ananthakrishnan, Mr. DeSarno, Mr. Grob, Mr. Karr, Mr. 
Morgan, Mr. Nadelberg, Mr. Sorochen, Mr. Phil Morin, Board Attorney, and Margaret 
Koontz, Secretary. 
 
Also present:  Keith Lynch, Director of Planning and Development 
 
Absent:  Mr. Ping. 
 
A.  CALL TO ORDER 
 
Chairman Nadelberg called the meeting to order at 8:00 p.m.  This meeting was held in 
the third floor Council Conference Room. 
 
B.  RESOLUTIONS  
 
Jun Feng Gao        Application #2017-35 
21 Mee Lane, Block 171, Lot 42, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedules II & III for permission to construct an 
addition.  The proposed front-yard setback to the second floor addition is 35.5 feet 
whereas 40 feet is the minimum required.  The proposed building coverage is 2,154 
square feet whereas 2,092 square feet is maximum permitted.  The existing front-yard 
setback along Whitman Drive is 20.1 feet.  
 
Mr. Grob moved this and Ms. Ananthakrishnan seconded same.  Members voting 
in favor:  Mr. DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan, Ms. Ananthakrishnan and 
Mr. Nadelberg.     
 
David and Luisa Azevedo        Application #2017-31 
48 Edgewood Avenue, Block 75, Lot 2, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedules II & III for permission to construct an 
addition.  The proposed front-yard setback to the porch is 34.6 feet and 39.6. feet to the 
addition whereas 40 feet is the minimum required.  The proposed side-yard setback to 
the addition on the left side is 10.9 feet whereas 17.7 feet is the minimum required.  The 
proposed side-yard setback to the addition on the right side is 7.7 feet and 15 feet 
whereas 15.9 and 18 feet are the minimum required.  The proposed building coverage is 
1,676 square feet whereas 1,635 square feet is the maximum allowed.  The existing 
shed is on the property line. 
 
Mr. Grob moved this and Mr. Morgan seconded same:  Members voting in favor:  
Mr. Grob, Mr. Karr, Mr. Morgan, Ms. Ananthakrishnan, Mr. Sorochen and Mr. 
Nadelberg.   
 
  



 
C.  PUBLIC HEARINGS SCHEDULED FOR DECEMBER 18, 2017 
 
Janice Barstow Reitter      Application #2017-36 
35 Ashwood Road, Block 91, Lot 3, R-1 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct an 
addition.  The proposed rear-yard setback to the addition is 40.85 feet whereas 58.2 feet 
is the minimum required. 
 
Ms. Ananthakrishnan recused herself from the hearing as she was the architect for the 
applicant. 
 
Janice Barstow Reitter and Malathi Ananthakrishnan, her architect, were sworn in, and 
Ms. Ananthakrishnan was accepted as a licensed professional architect.  Ms. Reitter 
grew up in the house which her parents built and would now like to add a bedroom and 
handicap-accessible bathroom at the rear of the house as she plans to move back into 
the house.  She is a retired nurse and in taking care of her mother realized how difficult it 
was because the bedrooms are on the second floor.  She wants to be able to take care 
of family members in the house as they age.   
 
Ms. Ananthakrishnan testified that a variance for the rear-yard setback is required due to 
the irregular shape of the property. It’s a large 21,893 SF through lot that goes back to 
Sherwood Drive.  To determine the lot depth and rear-yard setback, Ms. 
Ananthakrishnan measured straight back along the right side of the proposed addition to 
the property line.  The following exhibits were marked: 
 

 Exhibit A-1 - A sheet with four photographs of the front, rear, left- and right-side 
views of the house 

 Exhibit A-2 - A sheet with an aerial photograph of the property and three 
photographs marked A, B and C 

 Exhibit A-3 - A copy of the rear elevation of the proposed addition, and    

 Exhibit A-4 - A sheet with the site plan (marked to show the perspective of 
photographs A, B and C as shown on Exhibit A-2), zoning requirements, rear 
elevation and first- and second-floor plans.   

 
The house is a typical split level.  Ms. Ananthakrishnan described the photographs on 
Exhibit A-2:  Photograph A looks back from the right side of the house toward the rear 
property line; Photograph B was taken close to where the addition would be looking 
toward the neighbor; and Photograph C was taken from Sherwood Drive looking toward 
the back of the house.  There is a fence and shrubs between the house and the closest 
neighbor to the north.  The closest thing on Sherwood Drive is a garage.    
 
The 16’ by 21.5’ addition is modest at 344 SF.  The addition will have a bedroom, walk-in 
closet and handicap-accessible bathroom.  There will be one light near the outside entry 
to the addition probably on a sensor.  Some shrubs will be removed but no trees are 
being removed.  The tree shown on Photograph B of Exhibit A-2 is 30’ from the house.  
The applicant is okay with a condition to protect the tree.  
 
Ms. Ananthakrishnan responded to questions from the Board.  She hopes that a second 
air conditioning condenser is not needed, but if it is, it would be located in the corner 



closest to the addition.  The addition will be slab on grade.  The height of the addition is 
13’–10” where the existing house is 24’-6”. The siding will match the existing siding. 
 
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 agreed that it’s a modest, practical addition that will have no 
impact and fits the neighborhood.  Mr. DeSarno moved to approve the application with 
the condition that the tree will be protected during construction.  Mr. Karr 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. Sorochen and Mr. 
Nadelberg.  Those opposed:  None.   
 
Richard Angel        Application #2017-37 
75 Acorn Drive, Block 254, Lot 22, R-1 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct an 
addition.  The proposed rear-yard setback to the addition is 46.2 feet whereas 50.29 feet 
is the minimum required. 
 
Richard and Allison Angel and their architect, Michael Chiarella, were sworn in.  Mr. 
Chiarella presented his credentials as a licensed professional architect and was 
accepted as such.  The Angels bought the house in August to have more room for their 
growing family and propose to construct a family room at the rear of the house that 
encroaches 4’ into the rear yard.  Mr. Chiarella described the four-bedroom house.  The 
first floor has several deficiencies.  There is a small dining room, kitchen and family room 
that is only 13’ wide and is more like a den than a family room.  The addition will be 
constructed over a portion of the existing patio which will be relocated to the right rear of 
the house.  The family room is a step down that was added.  It’s a strange space that the 
Angels would like to modify into a true family room.  They propose to open up the family 
room and current kitchen, add to the dining room with a 4’ bump out in back and open up 
the walls.  The existing octagonal space will be expanded into a legitimate family room 
with two sections:  A formal area with a fireplace and seating and a more informal area.  
There will still be a step down.  The 4’ encroachment into the rear yard is needed to get 
the fire place and seating area in the family room.  The 2.7% increase in the 
encroachment while not de minimus, isn’t excessive. 
 
The following exhibits were marked: 
 

 Exhibit A-1 – Grading & Stormwater Drainage Plan prepared by Michael L. Jurist, 
dated October 29, 2017, and 

 Exhibit A-2 – Proposed rear [North-East] Elevation. 
 
The Angels will upgrade the storm water management on the property as shown on 
Exhibit A-1.  Two inter-connected storm water detention units will be located at the left 



rear of the property.  The Angels haven’t lived in the house and aren’t aware of a 
drainage problem but they are aware that the house is at the bottom of a hill.  The 
leaders from the addition will be directed into the water detention system.  Mr. Chiarella 
couldn’t testify to the soil percolation but stated that whatever grading and drainage are 
done on the site have to be approved by the Borough Engineer. The storm water 
management system will not impact the root system of the trees which will be protected 
during construction.  Soil erosion will be controlled on the site during construction.   
 
Referring to Exhibit A-2, Mr. Chiarella noted that only the middle to the right end of the 
addition where the chimney is located encroaches into the setback and believes that the 
bump out breaks up the long façade at the back that neighbors currently see.  The 
existing patio projects into the rear yard and is exposed to the neighbors.  The proposed 
patio is nestled into the back right side of the house and is more private.  The corner of 
the addition aligns with the existing side of the house and conforms.  The Board asked 
about lot and impervious coverage.  The allowable impervious coverage is 6,802 SF.  
The existing house is 3,942 SF and an additional 500 SF of impervious coverage will be 
added.  The removal of the patio offsets the additional impervious coverage which is why 
the impervious coverage is only 500 SF more.  
 
An enlarged marked-up copy of the 200’ property owners list was marked as Exhibit A-3.  
The houses on Old Oak are regularly shaped rectangular lots with established front- and 
rear-yard setbacks.  This pattern falls apart by the Angel’s house which is adjacent to a 
corner lot.  As noted on Exhibit A-3, the distance from the Angel’s rear property line to 
the house behind the Angels to the left is 105’ and 107’ from their property line to the 
house behind them to the right.  The distances from the proposed addition to other 
houses are great. 
 
The following exhibits were marked: 
 
Exhibit A-4 – Existing First Floor Plan and 
Exhibit A-5 – Proposed First Floor Plan. 
 
The Board had additional questions for the Angels and Mr. Chiarella.  The current HVAC 
system is deficient.  The applicants would like to add at least one more unit and possibly 
three.  The applicants have retained an engineer who will handle any drainage issues 
from the proposed patio.  The Angels haven’t decided on the material they will use for 
the patio but they like pavers. The patio will most likely be pitched away from the house 
to direct any storm water to the backyard and away from the foundation.  The Angels 
don’t plan to convert the patio to a deck in the future and Mr. Chiarella added that this 
wouldn’t be possible.  They haven’t thought about lighting on the patio yet but they don’t 
plan to have outward spotlights as they don’t want a “disco” patio.  Mr. Chiarella added 
that the patio will mostly likely have wall-mounted carriage lights by the sliding door.  
There may be up to four lights because of the size of the patio – all carriage lights.  Ms. 
Angel plans to use part of the living room as an office space.  They may remove the 
bamboo at the rear of the property and plant evergreens. 
 
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 believes it to be a straightforward and easy application.  It’s quite a 
distance from the single-story addition to any of the neighbors.  Mr. DeSarno noted that 
Exhibit A-3 showing the distances between the property line to the neighboring houses 
was compelling and he had no problem with the addition.  Drainage was Mr. Grob’s only 
concern as it could be an issue because the house is at the bottom of the hill; however, 
the applicants have a grading plan and have retained an engineer who should be able to 
handle any drainage issues that arise.   
 
Mr. Karr moved to approve the application with the condition that the lighting on the patio 
will be as testified.  Mr. Morgan seconded the motion.  A resolution will be passed at the 
next meeting.  Members voting in favor:  Ms. Ananthakrishnan, Mr. Ammitzboll, Mr. 
DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan and Mr. Nadelberg.  Those opposed:  None.   
 
 
D. REQUEST FOR EXTENSION OF TIME 
 
Michael and Kathleen Ondrejko    Application #2016-31 
58 Whitman Drive, Block 171, Lot 48, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II and Article V, Section 310-20(2) for 
permission to construct an addition and front porch.  The proposed front-yard setback to 
the porch is 37 feet whereas 40 feet is the minimum required.  The proposed side-yard 
setback on the left side of the house to the porch is 9 feet and the setback on the right 
side of the house is 12.7 feet to the addition with a combined total of 21.7 feet whereas 
13.5 feet with a combined total of 24.06 feet is the minimum required.  The proposed 
building coverage is 2,100 square feet whereas 1686 square feet is the maximum 
permitted.  The proposed driveway width is 22 feet whereas 16 feet is the maximum 
allowed. 
 
The Ondrejkos have requested an extension for their variance because they are still in 
negotiations with the builder and will not be able to apply for their permits by January 9, 
2018, as required per the variance approval granted.  The Board discussed granting a 
six-month extension to the applicants to apply for their permits.  Mr. Lynch noted that an 
applicant gets one year to get permits and start construction and one year to complete 
construction so a six-month extension would give the applicants 30 months rather than 
the usual 24 months to complete construction as granted with the variance. 
 
Mr. Ammitzboll moved to grant a 6-month extension of time to file for permits with a year 
to complete construction.  Mr. Grob seconded the motion.  A resolution will be passed at 
the next meeting.  Members voting in favor:  Ms. Ananthakrishnan, Mr. Ammitzboll, Mr. 
DeSarno, Mr. Grob, Mr. Karr, Mr. Morgan and Mr. Nadelberg.  Those opposed:  None. 
  
E. REVIEW OF PUBLIC HEARINGS SCHEDULED FOR JANUARY 8, 2018 
 
Mario Parisi (MAJ Realty Inc.)      Application #2017-27 
20 Marion Avenue, Block 237, Lot 6.01, R-3 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II and Article V, Section 310-20(2) for 



permission to construct a new two-family home.  The proposed lot area is 8,967 square 
feet whereas 10,000 square feet is the minimum required.  The proposed rear-yard 
setback to the house is 30.17 feet and 25 feet to the deck whereas 40 feet is the 
minimum required.  The proposed front-yard setback is 20 feet whereas 30 feet is the 
minimum required.  The proposed side-yard setback on the right is 15.78 feet whereas 
18 feet is the minimum required.  The proposed driveway curb cut is 22 feet whereas 16 
feet is the maximum allowed. 
 
John F. McGowan       Application #2017-38 
64 Clinton Avenue, Block 62, lot 11, R-2 Zone, New Providence, NJ  07974 
Chapter 310, Article IV, Section 310-10, Schedule II for permission to construct an 
addition.  The proposed side-yard setbacks to the addition are 2.65 feet with a combined 
total of 10.63 feet whereas 8 feet with a combined total of 16.5 feet is the minimum 
required.  The existing front-yard setback is 39.83 feet.  The existing side-yard setbacks 
are 2.65 feet with a combined total of 10.63 feet.  The existing driveway is 4 feet from 
the side property line.  The existing shed is 3 feet from the side property line. 
 
 
F.  COMMUNICATION ITEMS  
 
No communication items. 
 
G.  MISCELLANEOUS BUSINES 
 
Calculating Lot Depth 
Mr. Ammitzboll initiated a discussion about how lot depth is determined as the two 
applications just heard were for rear-yard setbacks.  Since the rear-yard setback is now 
the greater of 40’ or 35% of the lot depth, determining lot depth is important especially in 
cases where the lot is an irregular shape. Mr. Lynch stated that it is never calculated to 
the longest point.  If an application gets to Mr. Lynch, he tries to make the calculation 
work to the applicant’s advantage, but if the architect has already calculated it, that’s the 
number that is used to determine if a variance is required.   
 
123 South Street Realty LLC 
Mr. Morgan asked if it would be possible to request the applicant to provide renderings 
of what the proposed town houses will look like.  Mr. Lynch will contact the applicant to 
request photo simulations of the town houses from the viewpoint of the bank on Gales 
Drive. 
 
Mr. Ammitzboll was absent for the initial hearing for 123 South Street Realty LLC.  The 
Board Secretary will provide a copy of the recording to Mr. Ammitzboll. 
 
H.   MINUTES FROM 12/4/2017 
 
The minutes of December 4, were approved as submitted.  

 
I.  ADJOURNMENT 
 
The meeting was adjourned at 9:09 p.m. 


